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ADVISORY PLANNING COMMISSION 

 
Tuesday, May 15, 2018 at 6:00 p.m. 

Council Chambers 
 

MINUTES 
 

VOTING MEMBERS PRESENT: 
Andrew Hull    - Chair, Community Member 
Rebecca Bateman   - Community Member 
Darlene Carty   - Community Member 
Margaret Fairweather  - Community Member 
Andrew Feltham   - Community Member 
Christa MacArthur   - Vice-Chair, Community Member 
Tobi May    - Community Member 
Melinda Michael   - Community Member 
 
VOTING MEMBERS REGRETS: 
Laura Cornish   - Community Member 
 
STAFF: 
Rupinder Basi   - Senior Development Planner 
Britney Quail    - Heritage Planner 
Lynn Roxburgh   - Senior Policy Planner 
Bob Sokol    - Planning Consultant 
John Stark    - Acting Manager of Planning 
Heather Corbett   - Committee Clerk 
 
The meeting was called to order at 6:04 p.m. 
 
1.0 ADDITIONS TO AGENDA 
 
1.1 There were no additions. 
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2.0 HOUSEKEEPING 
 
2.1 2018 Planning Orientation 
 

Rupinder Basi, Senior Development Planner, provided a PowerPoint presentation 
summarizing the role and functions of the Advisory Planning Commission (APC), 
including slides covering information on: 

• The establishment and terms of reference of the APC; 
• The role of the APC in the development review process, including the other 

City committees and public consultation meetings included in the process; 
• The scope of the APC and how it differentiates from the New Westminster 

Design Panel; 
• The APC meeting format and process; 
• Key city policy documents; and,  
• Staff roles and interactions with APC. 

 
In response to requests from the Commission, Mr. Basi indicated that copies of the 
policy documents and the presentation would be made available to the 
Commission. 

 
3.0 ADOPTION OF MINUTES 
 
3.1 Adoption of the Minutes of Tuesday March 20, 2018 

 
MOVED AND SECONDED 
THAT the minutes of the March 20, 2018 Advisory Planning Commission meeting 
be adopted. 

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

3.2 Adoption of the Minutes of Tuesday March 27, 2018 
 

MOVED AND SECONDED 
THAT the minutes of the March 27, 2018 Advisory Planning Commission meeting 
be adopted. 

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

 
Procedural Note: The Commission recessed from 6:19 p.m. until 6:30 p.m. 
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4.0  REZONING 
 

4.1 838 Ewen Avenue 
 
Bob Sokol, Planning Consultant and John Stark, Acting Manager of Planning, 
provided a PowerPoint presentation summarizing details of the application for an 
Official Community Plan (OCP) amendment and a Rezoning for the site at 838 
Ewen Avenue to allow for a 44 unit modular housing development with support 
services which would address the needs of women who are homeless or at-risk of 
homelessness, as outlined in the report dated May 15, 2018. 
 
Mr. Sokol reviewed details of the project, noting the following: 

• Site area and location in context of community amenities; 
• The ownership model, whereby the land is owned by the City and leased to 

BC Housing for a ten year period; 
• The two proposals for building design; and, 
• The OCP amendment would change the property from Parks/Community 

Facilities to Residential – Medium Density and would change the 
Development Permit Area for the site from Commercial and Mixed-Use 
Development Permit Areas (DPA) – Queensborough Main Street DPA #1 
to Residential Development Permit Areas (DPA) – Ewen Avenue Multi-
Family DPA #1.   

• The rezoning would change the zoning for the site from Local Commercial 
Districts (C-1) to a new Comprehensive Development (CD) Zone (CD-83).   

 
Mr. Stark provided comments on how the project supports several City policies 
and reviewed the need for the project, along with the consultation process 
undertaken by the City, including the following details: 
 

• The current state and extent of homelessness in the City, including figures 
on the 2017 homeless count and statistics on the amount of women turned 
away from Gurney Place, which is the only shelter specifically 
programmed and staffed to meet the needs of women in New Westminster; 

• Existing resources available to the homeless in the City, including details 
on the use of extreme weather response mats and shelters, all of which are 
located east of 12th Street, with no resources in the West End or 
Queensborough; 

• Summary of consultation activities, which have involved close to 300 
people to date, including meetings with the local residents’ association, 
PAC, community groups, and an open house;  

• Concerns raised at the open house about the location of the supportive 
housing units, and the responses being taken to address the identified 
concerns; 
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In summary, Mr. Sokol provided the Commission with information on the benefits 
of the project for the neighbourhood and the City, and identified the next steps in 
the process. 
 
In response to questions from the Commission, Mr. Sokol and Mr. Stark provided 
the following information: 
 

• The 44 units are comprised of self-contained studios with a kitchen, 
bathroom, and a combined living and dining area; 

• BC Housing is being given a 10-year lease on the property, with the option 
to renew, however the modular housing unit itself would have a 50 year life 
and could be re-located elsewhere 

• The City’s longer-term plan for the use of the site is for park and civic use; 
• The criteria for the site provided by the Provincial Government for this 

project was that it be City-owned land, located near amenities and transit 
and could accommodate 40-50 units of housing; 

• The potential sites identified, other than the proposed, were as follows: 
o Thirteenth Street near Stewardson Way – a triangular site not large 

enough to accommodate the number of units; 
o Gasworks site – the property is owned by the Province and requires 

substantial remediation; 
o 200 Fenton Street – a sewer line passes through the site which any 

building foundation would interrupt, and the site is removed from 
transit and amenities; 

• The housing is for adult women living alone, however they may be 
pregnant and children would be able to visit; 

• Elizabeth Fry’s Gurney Place Shelter is a time limited, emergency shelter, 
whereas the proposed residence would be supportive housing where 
residents could reside longer term with the hope that they improve their 
position enough to move elsewhere; 

• The other homeless facilities in the City are as follows: 
o Russel Housing Centre,  
o Cliff Block; 
o Maria Keary Cottage; and, 
o Rhoda Kaellis Residence; 

• Residents would be provided a unit according to an agreement with the 
Operator; 

• Residents will receive two meals daily and will be responsible for one 
meal, with the hope that partnerships with community agencies and other 
non-profits will promote the learning of life skills, such as cooking, to the 
residents; 

• An example of a similar facility in a residential neighbourhood elsewhere 
in Metro Vancouver is in Marpole, where a residence recently opened near 
a school; 
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• Many of the homeless facilities in the City (as mentioned above) are in 
residential districts and are not problematic in terms of calls to police 
services; and, 

• If adopted by Council, the Bylaw Amendment would specify the zoning as 
CD83 zone which allows for housing and parks or other civic uses, 
therefore the property would not need to be re-zoned for a different use in 
future. 

 
The Chair called for any speakers from the public. 
 
Laura Ranalletta, Resident, expressed that while she was in support of the housing 
initiative providing housing for women in need, she was not in support of the 
selected location, given its proximity to the local elementary and middle schools. 
She explained that as the schools are at maximum capacity, there is not sufficient 
playground space on school grounds, and the children use the park and playground 
spaces adjacent to the proposed project, which may put them at risk to exposure to 
the residents of the development, and perhaps associated drug use and disposal of 
drug paraphernalia. Ms. Ranalletta also discussed the lack of infrastructure 
services in Queensborough to support the proposed housing, such as immediate 
health services, walk-in health clinics, and designated police presence. 
 
Jamie Meades, Resident, expressed his concern about the proximity of the site to 
the local schools, and about the lack of plans from the City or the operator for how 
potential risks to the schoolchildren would be mitigated. Mr. Meades discussed the 
experience of the Marpole School PAC, which had reported an increase in needles 
and theft in the area, and expressed concern that a plan be identified to mitigate 
this type of activity occurring in Queensborough, and an increase in community 
policing be explored. 
 
Carly Ballarin, Resident, discussed the over-crowding of the Queensborough 
schools and the use of the adjacent park for play spaces by local children. She 
cited the experience of the Marpole School PAC, who had seen an increase of 
needles and loitering near the units built there and is concerned that a similar 
situation would occur at the Ewen Avenue site. While she appreciates the initiative 
of the Provincial Government to reduce homelessness, she is opposed to the 
proposed location based on its proximity to the local schools and the potential of 
risk to the children. 
 
(Illegible name), Resident, expressed his concern that the proposed location is not 
suitable for the shelter due to its proximity to the local schools, as well as the loss 
of valuable park space. 
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Sue Kenny, Resident, discussed the proposed site and its proximity to the local 
preschool, daycare, water park, skate park, three playgrounds, middle school, and 
elementary school with portables, and the associated populations of vulnerable 
children. Ms. Kenny also discussed the lack of infrastructure in the area in terms 
of medical services, transit, and a grocery store. She indicated that she is 
supportive of the purpose, but wishes to put the protection of children first and 
does not want to see this built on the front lawn of the community centre. 
 
Shawn Bayes, Resident and Executive Director of the Elizabeth Fry Society 
(EFry), discussed the context of the current building that the Society operates in 
Sapperton, in that it is across the street from a daycare, a church and a park, with a 
school up the street, and no significant calls to or from the police occur. She 
discussed the potential residents of the Queensborough project, who would all be 
women who are known to EFry and who would have access to mental health 
services, clinical services and other programs in house.  
 
Jag Saul, Resident, discussed the proposed site and the resources for the 
community such as a running track and a pool that have been discussed for that 
location, but not built. He was dismayed to hear that rather than a new resource for 
the community, the homeless shelter has been in proposed in the location. He also 
expressed his concern about the over-crowding in the local school and the safety 
of the children being in such proximity to the proposed project. 
 
Gavin Palmer, Resident, presented the Commission with a handout about the park 
and expressed his concern that the land purchased by the City at 838 Ewen was 
originally intended to expand the park and greenspace in Queensborough, not to 
be used for the type of project proposed. He commented that the land should have 
been re-zoned for the purpose of a park at the time of purchase. Mr. Palmer was 
also concerned about the speed of the project’s approval process and asked the 
Commission to consider rejecting the proposal or sending it back for re-evaluation. 
 
In response to questions from the Commission, Mr. Palmer provided the following 
information: 
 

• Population growth in Queensborough has been quite rapid in the last couple 
of decades, and the projection is to densify even further – the major effect 
of this will be on traffic and access to services; 

• The Police have an office in the Queensborough community centre, which 
appears to be seldom used 

• Police are seen in the neighbourhood, however the impression is that they 
come in to the area when they are called, rather than for patrolling; 

• It is unclear where an alternative location for the modular housing unit 
could be in Queensborough; 
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• The handout provided to the Commission is a Parks & Recreation 
document available on the City’s website. 

 
Brandon Yeung, Resident, expressed his concern that the park space and proposed 
location for the development, is one of the primary greenspaces for families that 
live in the area and it is important to preserve the greenspace for the community. 
Barb Smeal, Resident, expressed concerns about the availability of staffing at the 
modular housing unit on weekends and also about the location of the activities that 
the residents would be taking part in. 
 
Sue Kenny, Resident, noted that the meeting (as stated by John Stark) between the 
City and the Port Royal Moms Group had not occurred and she had not received 
any letter from the City distributed by the Principal of the elementary school. She 
also noted that she had not received adequate notice of the APC meeting and that 
there has been a lack of transparency in the process, resulting in a controversy in 
the Queensborough community. 
 
John Stark clarified that he had been in contact with several members of the Port 
Royal Moms Group (citing specific names) and that the meeting had been re-
scheduled several times to accommodate schedules. He also noted that the letter 
had been sent to the schools, but that the distribution of the letter had been left in 
the hands of the Principals.  
 
Laura Ranalletta, Resident, noted concerns about lack of communication and the 
project timeline seeming rushed. She added that a multi-stakeholder approach 
could be useful to discuss policing, crime and access to amenities in the area. 
 
Shawn Bayes, Resident and Executive Director of the Elizabeth Fry Society 
(EFry), clarified that there would be staff at the residence 24/7 as well as staff on-
call and a security company that checks in on staff. Ms. Bayes noted that the work 
of EFry is founded on the principles of opportunity, justice and equity and the 
nature of work is organized such that it ensures that the community would not be 
at risk. This project will provide safety for the women given the opportunity to 
live there, who will pay towards the housing. 
 
Gavin Palmer, Resident, reiterated his position that this is a land use issue. He 
noted that he was unsure whether remediation had occurred at the site and whether 
an engineering study had occurred to ensure the adequacy of building in the 
location, given the floodplain requirements. He also expressed concern that this 
building would reduce the site lines of the Community Centre to the street. 
 
Simon (last name illegible), Resident, expressed his concerns about the project 
being close to the existing BC Hydro line, and about the safety of the nearby 
children. 
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Jamie Meades, Resident, expressed his concerns about the “fast tracking” of this 
development and whether the site would be able to accommodate the building, 
given the floodplain requirements. He cited a sink hole that was developing in the 
development across the street from the proposed site. 
 
The Chair called a further three times for any more comments from the public. 
 
In response to questions from the Commission, Mr. Stark and Mr. Sokol provided 
the following information: 
 

• The Director of Parks & Recreation would be best placed to comment on 
questions regarding the replacement of the greenspace being taken up by 
this project, and any issues relevant to future park planning; 

• The proposed site has been remediated, and an environmental report has 
been done, which indicates that the site is appropriate for residential use; 
and, 

• The public notice signage has been in place on the site for the required two 
weeks prior to the APC meeting. 

 
The Commission thanked the public for their participation and noted the following 
comments: 
 

• Taking into account the descriptions of the Elizabeth Fry programs that are 
proposed for this site, the safety concerns may be unfounded, however the 
community would benefit from more information about the programs; 

• The EFry house in Sapperton is generally known to be an incident-free 
facility which provides support and attention to its residents and does not 
provide reason for concern, and it is likely that the proposed property 
would provide a similar experience; 

• This project will benefit from being located on one of the busiest bus routes 
in Metro Vancouver, which serves Richmond and New Westminster;  

• This facility is of great importance in creating safe and supportive housing 
for women and may create impetus for more facilities, policing, stores etc. 
to be developed in the area; 

• The Commission reminded the public that the women living in this project 
will themselves be mothers, aunts, daughters etc. – while they may be 
people with challenging backgrounds, they would also have concern for the 
well-being of the community, as well as themselves; 

• The Commission noted that Queensborough has a strong and close-knit 
community and encouraged the residents to extend this to the women who 
will come to the facility; 
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• Many of the concerns raised at the meeting can be dealt with through open 
dialogues between the City, the operator of the facility, the future residents, 
and local community groups, and the Commission encouraged continued 
communication and facilitated discussion between all parties to ensure that 
concerns and questions about how the building will be managed, and how it 
will affect the community, are adequately answered and understood; 

• While the community has raised valid concerns about resources, services 
and over-crowding in local schools, these issues seem to be in place 
currently, pre-dating the project, and should not preclude the project from 
being built in the proposed location; 

• The community’s concerns about policing and the access of emergency 
services to Queensborough are issues that warrant attention from the City, 
however they are issues that should be dealt with separately from this 
project; 

• Overall, this site may be imperfect, however there does not seem to be 
another site available for this type of housing; 

• Concern was expressed about the loss of greenspace, as per the City’s own 
statistics, however given that multiple sites were looked at and the project 
is getting funding from the Government with the proviso that it be on City 
land, this appears to be a supportable location. 

 
MOVED and SECONDED 
THAT the Advisory Planning Commission recommend to Council approval of the 
proposed project at 838 Ewen Avenue. 

CARRIED. 
All members of the Commission present voted in favour of the motion. 
 
MOVED and SECONDED 
THAT the Advisory Planning Commission recommend that Council direct staff to 
dedicate permanent police resources in Queensborough. 

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

5.0  RECESS 
 

The Commission recessed for from 8:51 p.m. to 9:00 p.m. 
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6.0 PRESENTATIONS 
 
6.1 Queen’s Park Heritage Conservation Area: Incentives Program – Proposed 

Implementation Framework 
 

Lynn Roxburgh, Senior Planner, and Britney Quail, Heritage Planner, summarized 
both the report and the On Table memorandum dated May 15, 2018, regarding the 
Queen’s Park Heritage Conservation Area Incentives Program. A draft Zoning 
Amendment bylaw was presented to the Commission that would implement two of 
the incentives identified for implementation in the short term: 1) an increase in 
Floor Space Ratio of 0.2; and 2) the ability to transfer unused density from the 
principal house to a laneway or carriage house to allow a laneway or carriage 
house of up to 958 square feet.  
 
Ms. Quail provided background information about the Heritage Conservation Area 
and the Incentives Program, including the intent and process of the program. Ms. 
Roxburgh outlined the staff proposed Implementation Framework that was 
outlined in the report to the commission, and provided a summary of Council’s 
revisions to the Framework, including the direction to not move forward with the 
implementation of larger laneway houses or stratification of the principal 
dwelling.  
 
Ms. Quail and Ms. Roxburgh provided a summary of the four incentives that were 
endorsed by Council for implementation in the short term. Direction was requested 
from the Commission regarding the two incentives that required implementation 
through an amendment to the Zoning Bylaw. Ms. Quail outlined the next steps in 
the process following the presentation to the Commission. 
 
In response to questions from the Commission, Ms. Roxburgh and Ms. Quail 
provided the following information: 
 

• Staff are looking for the APC to comment on the recommendations 
regarding the increase in FSR and the ability to transfer unused density to a 
laneway or carriage house; 

• Through the development of the laneway and carriage house policy, staff 
have addressed the impacts these structures would have on tree retention 
and open space by recommending that they replace existing accessory 
structures and by allowing the policy to be flexible so that relaxations are 
negotiated in order to allow the construction of a house to be shifted on the 
lot if a tree could be saved; 

• In terms of stormwater management, the City has adopted a citywide 
integrated stormwater management plan which would be rolled out for 
single family dwellings over the short and long term, and which would 
apply to the Heritage Conservation Area; 
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• The limit of dwellings on a property is set by the Official Community Plan 
(OCP), and the single-detached dwelling designation was maintained in the 
Queen’s Park neighbourhood, meaning that three dwellings per property is 
the limit, albeit different configurations are possible; 

• The only way to change the density to greater than three dwellings on a 
property is through the Heritage Revitalization Agreement process; 

• Council endorsed that the incentives be implemented outright; 
• The FSR of a property would be confirmed before consideration of an 

addition, and if, for example, a property is at or above an FSR of 0.7 
already, no additional FSR would be granted.  

 
The Chair called for any speakers from the public. 
 
Linda Peteherych, Resident, enquired how many potential laneway houses could 
be built in Queen’s Park. 
 
Ms. Roxburgh replied that through the previous adoption of the laneway or 
carriage house program, all single family homes are entitled to build such a 
structure, however not all properties will qualify due to the requirements. 

 
Ron Spence, Resident, expressed his support for the Queen’s Park HCA, and 
protecting the neighbourhood and trees, however he had concerns about protecting 
personal privacy and the overlook that two-storey laneway or carriage houses may 
have on neighbouring properties. He asked that privacy be included in the 
conditions to build a laneway or carriage house and suggested one-storey 
structures as a solution. 
 
James Jamieson, Resident, expressed concern about the potential costs that may be 
incurred in order to take advantage of the proposed incentives, as renovation work 
can be costly on older heritage style homes. He also stated that it is difficult to see 
the benefits of the incentives when it appears that they are primarily designed to 
increase density in the neighbourhood. 
 
Larry Church, Resident, expressed his support for the Queen’s Park HCA, 
however he was concerned about increased densification in the area and the need 
to preserve the heritage nature of the neighbourhood for the benefit of future 
generations. He recommended that the current layout, street grid, trees and lot 
sizes be maintained in order to protect the park-like nature of the area, and to 
combat the risk that the neighbourhood would lose its character-defining elements 
with densification through the addition of laneway and carriage houses.  
 
Paul Turton, Resident, recommended that all incentives be considered and voted 
on at the same time, as his opinion was that they are not mutually exclusive and 
should not be separated.  
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Larry Church, Resident, reiterated his concern about the potential erosion of the 
Queen’s Park area with increased density and subsequent rentals, as the current 
infrastructure would not be able to handle the increase in population.  
 
James Jamieson, Resident, was in favour of the incentives as they may help with 
the valuations in Queen’s Park and the increase in Floor Space Ratio may bring 
consistencies into the neighbourhood.  
 
Kathleen Langstroth, Resident and Queen’s Park Resident Association President, 
addressed Queen’s Park housing prices, noting that a recent presentation to 
Council had showed no loss in value in the neighbourhood. Rather, it’s been 
shown that the implementation of the Heritage Conservation Area has attracted 
buyers to the neighbourhood because of its stability. 
 
Linda Peteherych, Resident, discussed falling house prices, and stated that she 
would be happy to see a decrease in valuations in order for future generations to 
be able to purchase property. She was of the opinion that there is no need for new 
housing to be built, due to the high prices and amount of vacant homes in the 
region, and that doubling the density of Queen’s Park would destroy the 
neighbourhood.  
 
Ron Spence, Resident, endorsed the idea that the package of incentives be looked 
at as a whole and that the vote to implement the recommended incentives be 
delayed. He recommended that further consultation be completed and that the 
public be given the chance to vote on the package.  
 
The Chair called a further three times for any more comments from the public. 
 
In response to questions from the Commission, Ms. Roxburgh and Ms. Quail 
provided the following information: 
 

• The maximum amount of three dwellings on a property is set by the OCP, 
and is not under discussion at this time; 

• The proposed incentives are targeted at reducing the economic impacts of 
owning a heritage home; 

• The changes to the OCP, which was adopted after the HCA, is the vehicle 
which entitles property owners across the City to build laneway and 
carriage houses and to transfer some existing density from the principal 
house to the carriage or laneway house; 

• The incentives being proposed will give property owners added flexibility 
to decide how to use the density on their property; 
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• Without the density transfer, the current maximum density of a laneway or 
carriage house is 10% of site area (and can transfer up to 5% of site area, 
for a total of 15% of site area) or to a maximum of 958 sq. ft., whichever is 
less. Therefore for the majority of sites, the limiting factor is the site area; 

• The City’s plans to support increased densification and neighbourhood 
amenities are addressed through the OCP, including through supporting the 
Uptown area as a commercial core, and through the Master Transportation 
Plan, including by improving pedestrian and bike movements and 
advocating to TransLink for increases to transit services. 

 
The Commission thanked the public for their participation and noted the following 
comments: 
 

• Even if the City passes the incentives program, it does not mean that every 
property owner in the HCA will take advantage of the incentives, nor will 
their neighbour; 

• Within the APC package, over 100 pages of comments were included from 
the survey and open house, which reflected common themes put forward by 
members of the public at the meeting; 

• It would be beneficial to view the incentives program through the filter of it 
allowing families to make changes to their houses to create a variety of 
additional housing types (for example rental suites, in-law suites) to make it 
more affordable to live in heritage homes, while protecting those heritage 
homes all at the same time; and, 

• The long term incentives seem to require more consideration, therefore the 
two-phased approach of approval seems reasonable. 

 
MOVED and SECONDED 
THAT the Advisory Planning Commission recommend that Council support the 
incentive of an increase in Floor Space Ratio of 0.2 for protected properties in the 
Queen’s Park Heritage Conservation Area. 

CARRIED. 
Christa MacArthur voted in opposition of the motion. 
 
MOVED and SECONDED 
THAT the Advisory Planning Commission recommend that Council support the 
incentive of the ability to transfer unused density from the principal house to a 
laneway or carriage house to allow a laneway or carriage house of up to 958 
square feet for protected properties in the Queen’s Park Heritage Conservation 
Area. 

CARRIED. 
All members of the Commission present voted in favour of the motion. 
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7.0  CORRESPONDENCE 
 
7.1 Correspondence regarding Queen’s Park Heritage Conservation Area 

Incentives Program 
 

MOVED and SECONDED 
THAT the Advisory Planning Commission receive On-Table Item 1. 

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

8.0  NEXT MEETING 
 

The next Advisory Planning Commission meeting is scheduled for Tuesday, June 
19, 2018 in Council Chamber, City Hall. 

 
9.0 ADJOURNMENT 
 
ON MOTION, the meeting adjourned at 10:22 p.m. 

Certified Correct, 
 
 
 
 
              
Andrew Hull      Heather Corbett 
Chair        Committee Clerk 
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City of New Westminster   
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To:                 Advisory Planning Commission 
 

Date: November 20, 2018 
 

From: Hardev Gill, 
Planning Technician 
 

File: HER00668 

Subject: 647 Ewen Avenue – Official Community Plan Text Amendment and 
Heritage Revitalization Agreement Applications 

 
 
RECOMMENDATION 

THAT the Advisory Planning Commission provide a motion of support or non-
support for the proposed Official Community Plan Text Amendment and Heritage 
Revitalization Agreement Applications. 

PURPOSE 
 
Official Community Plan Text Amendment and Heritage Revitalization Agreement 
(HRA) applications have been received which proposes the development of a five unit 
townhouse with the retention of the historical Slovak Hall at 647 Ewen Avenue in the 
Queensborough neighbourhood. A site location map is attached as Appendix B.  

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

PROPOSAL 

Project Overview  

Two of the five townhouse units would be within the existing 1939 Slovak Hall, which is 
proposed to be retained and restored as part of this application. Through the HRA, the 
Slovak Hall would also be protected with a Heritage Designation Bylaw. The remaining 
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three townhouse units would be in an addition to the heritage building at the rear and 
would front onto Wood Street.  

Each of the townhouse units would be ground oriented, and contain three bedroom units 
with sizes ranging from of 130.55 m² (1405.27 ft²) to 155.27 m² (1671.36 ft²), meeting 
the family-friendly housing policy.  Each unit would have private useable open space in 
the form of patios. The usable open space accounts for 29% of the entire development 
which exceeds the minimum requirement of 10%. 

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

Through the HRA, the applicant is also requesting variances, as outlined in Table 1 in 
this report (see below). 

Design drawings including architectural elevations and site plan are included in this 
report and attached as Appendix A.  The applicant has also submitted a land use rationale 
which has been attached as Appendix C.  

Proposed Statistics and Variances  

Through the Heritage Revitalization Agreement, the applicant is also requesting 
variances to the front, rear and side yard setbacks, site coverage, height, off-street 
parking, visitor parking, and an encroachment for the Slovak Hall’s unenclosed porch 
onto a City road right-of-way. The variances are for the existing requirements of the RT-
3 Zone which the project is being evaluated on. 

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

Table 1: Project Statistics and Variances 
 
Attributes RT-3 Zoning 

(Maximum) 
Proposed Variances 

Site Area - - - 
Total Floor Space - - - 
Site Coverage 40% 42.5% 2.5% 
Floor Space Ratio 0.8 0.8 - 

Doc # 1309947  Page 2 
16



Height  10.7 m (35 ft) 11.93 m (39.16 ft) 1.23 m (4.03 ft) 
 Minimum Proposed Variances 

Front Yard Setback 3.04 m (10 ft) 0.751 m (2.46 ft) 2.28 m (7.5 ft) 
Rear Yard Setback 4.57 m (15 ft) 0.91 m (3 ft) 3.66 m (12 ft) 
Side Yard Setback 4.57 m (15 ft) 4.17 m (13.7 ft) 0.4 m (1.31 ft) 
 Required Proposed Variances 
Off-street parking Required:  8 spaces 5 spaces 3 spaces 
Visitor Parking  Required:  1 space 0 spaces 1 space 
Bicycle Parking  Required:  7 spaces 10 spaces - 

  
Porch Encroachment 

The Slovak Hall has an existing unenclosed porch that encroaches onto the City road 
right-of-way by 0.66 m (2.15 ft).  The applicant proposes to retain the porch which would 
function as one of three entrances to townhouse unit #1.  Maintaining the porch is 
consistent with maintaining the historic integrity of the front façade of the Heritage Hall.  

POLICY AND REGULATIONS 

 
Queensborough Community Plan (QCP) 

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

(RL) Residential – Low Density – this area will include low density residential 
uses including single detached houses, houses with secondary suites, duplexes, 
detached townhouses, low density multi-family uses, places of worship, and may 
contain small scale local commercial uses such as home occupations and corner 
stores. 

The current OCP land use designation does not allow for attached townhouses. As such, 
an OCP text amendment to the RL land use designation is required to facilitate the 
proposed attached townhouses.  Alongside the Heritage Revitalization Agreement 
application, staff is processing an OCP text amendment application.  

 

 

Doc # 1309947  Page 3 
17



Natural Hazard Development Permit Area  

The property is designated as part of a Natural Hazard Development Permit Area. The 
purpose of this policy is to mitigate the potential dangers of flooding. As such, all new 
residential construction must comply with the building requirements of the regulation and 
obtain a Development Permit prior to construction.  The applicant is proposing to meet 
the flood control levels required in this regulation for the existing building and new 
building (with three townhouses).  The underside of the habitable floor space system for 
the existing heritage building would be at 3.83 m (12.56 ft) and the new building would 
be at 3.53 m. 

Zoning Bylaw 

The existing zoning for the site is RQ-1 (Queensborough Neighbourhood Residential 
Dwelling Districts).  Given that the proposal is for townhouse units, the project is being 
evaluated against the RT-3 zone (Queensborough Townhouse Districts). As the 
application is not consistent with the site’s existing zoning, a Heritage Revitalization 
Agreement is required to permit the variances being sought through the proposal.   

Heritage Revitalization Agreements  

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

A draft copy of the Heritage Revitalization Agreement is attached as Appendix D to this 
report. 

Standards and Guidelines for the Conservation of Historic Places in Canada 

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

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

A draft copy of the Heritage Designation Bylaw is attached as Appendix E to this report. 

BACKGROUND 

Previous Council Direction  

Temporary Protection Order 

In the spring of 2017, the property owner initiated conversations with the City regarding 
future development on this property. A demolition permit application for the Slovak Hall 
was received in July, 2017. On September 6, 2017, the Community Heritage Commission 
supported staff’s recommendation for a temporary protection for 60 days. On September 
18, 2017, Council issued a Temporary Protection Order to allow for consideration of 
future long-term protection options for the property and time to negotiate an appropriate 
resolution with the property owner.  Since September 18, 2017 staff has been working 
with the owner to develop a proposal for the site that would allow for a portion of the 
existing Slovak Hall to remain and be included in a new development project on the site. 
The Temporary Protection Order expired in November, 2017. The applicant has 
continued to work with the City on the proposed development currently being brought 
forward for consideration.  

Official Community Plan Text Amendment and Heritage Revitalization Agreement 
Applications  

The applications were reviewed and supported for the purposes of community 
consultation by the Land Use and Planning Committee on May 7, 2018 and by Council 
on May 28, 2018.  

Site Characteristics and Context 

The subject site is located at the corner of Ewen Avenue and Wood Street in 
Queensborough. The site is relatively flat and fronts onto Ewen Avenue which is 
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identified as a “Great Street” in the Master Transportation Plan. The properties adjacent 
to and across the street from the subject site consist of single detached dwellings, zoned 
RQ-1. Directly across Wood Street is Sukh Sagar Park, four blocks to the east is Old 
Schoolhouse Park, and three blocks to the west is the Queensborough Community Centre. 
The subject site is also one block south from the Sukh Sagar Sikh Temple. A site location 
map is included in this report as Appendix B.  

Proximity to Transit Service 

Table 2: Proximity to Transit Service 

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

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

Bus Stop  0.045 km (45 m) 
 

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

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

 

DISCUSSION 

 Heritage Benefit 

When Council considers entering into an HRA with a property owner, one of the 
objectives is to balance the benefits to the property owner with the benefits to the public. 
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The proposed HRA would rehabilitate the structure, making it safe and useable. The 
HRA also proposes to restore the external appearance and original materials of the 1939 
Slovak Hall, which would ensure the integrity and value of the property, and highlight the 
history of Ewen Avenue as a culturally diverse and economically important throughway 
in Queensborough.  

Heritage Protection  

As a condition of the HRA, the heritage Hall would be Designated, which provides long-
term legal protection to the building. The Statement of Significance indicates that the 
Slovak Hall has historical, social, and aesthetic value, and as such is deserving of 
protection. Further historic details and the Statement of Significance for this property, are 
included at the beginning of the Heritage Conservation Plan.  

Heritage Conservation  

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

Original features of the Hall would be restored as follows:  
• Preserve original location of building on site, representing the historic commercial 

front on Ewen Avenue; 
• Restore the front façade;  
• Restore existing wooden doors and windows; 
• Repair/restore the curved front porch roof and posts; 
• Repair the original stucco an wooden lap siding on all four sides and protect with 

new paint; and 
• Rehabilitate the roof including removal of unsympathetic additions and alterations, 

new roof shingles and drainage system to halt water penetration. 

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

The applicant has submitted an Arborist Report which is currently being reviewed by 
staff as part of the Tree Permit application.  A total of 11 existing trees would be removed 
and one tree would be retained.  A landscape plan has also been submitted which outlines 
a variety of tree and shrub species (see Appendix A – Design Drawings).  

Parking and Vehicle Circulation 

The applicant is proposing 5 off-street parking spaces and no visitor parking spaces.  The 
designated 5 parking spaces will be located in the enclosed garages for each unit.  The 
driveway for the complex would be accessible from the rear lane which connects to 
Wood Street.   

Streetscape Improvements  

Streetscape improvements would be required along Wood Street and the rear lane in 
accordance with City standards.  An Off-Site Works and Services Agreement is required 
at the Building Permit stage.  A copy of the Engineering Services Memorandum which 
outlines the requirements of the Off-Site Works and Services Agreement is attached as 
Appendix F to this report.  

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

Analysis of Variances 

As noted above, the applicant is requesting variances to the front, rear and side yard 
setbacks, site coverage, height, off-street parking, visitor parking, and an encroachment 
for the Slovak Hall’s unenclosed porch onto a City road right-of-way. 

The proposal is being evaluated against the Queensborough Townhouse Districts (RT-3) 
zoning regulations.  The RT-3 Zone is a conventional zone used for townhouse 
developments in Queensborough.  

The proposed variances may be reasonable for the Commission to consider given the 
following: 
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• The setbacks would facilitate the building being situated closer to the Wood Street 
and Ewen Avenue to activate the street frontages and to provide an adequate size 
drive aisle width. 

• The increase of 2.5% site coverage maybe considered as a nominal increase. 
• The increase in height of 1.23 m (4.03 ft) may also be considered as a nominal 

increase and still be consistent with the massing of buildings within the 
neighbourhood. 

• The decrease in the off-street parking and visitor parking may be supportable since 
the property is situated on the Wood Street Greenway and the City’s “Great 
Street” (Ewen Avenue).  The property is also located along 104 bus route that 
provides frequent transit service. 

• The retention of a porch that has some heritage significance. 
• The proposed variances may also be considered as an exchange for the retention 

and rehabilitation of a valuable heritage resource (Slovak Hall). 

Official Community Plan Text Amendment 

The new Official Community Plan, adopted in 2017, includes policy language in the 
updated land use designations which supports creative approaches to retaining heritage 
assets. The policy communicates the opportunities for heritage assets within each specific 
designation, and allows an HRA to be considered for a land use that might not otherwise 
be permitted in that land use designation. An example follows: 

Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a 
property may be eligible for incentives such as a smaller minimum lot size, an 
increase in density, or reduced parking requirements, which would make it viable 
to conserve assets with heritage merit. A Heritage Revitalization Agreement may 
also be used to permit the housing forms listed in Residential – Ground oriented 
Infill Housing designation or to formalize an existing, larger scale land use such as 
a low rise or a place of worship. 

At the time of adoption of the OCP, it was identified that a next step towards 
implementation would include making revisions to both the Queensborough and the 
Downtown community plans to bring them into alignment with this approach, i.e. 
including a similar policy statement in the land use designations in the Queensborough 
and Downtown community plans.  

Given this intended direction, and to help facilitate this Heritage Revitalization 
Agreement, the City is identified as the applicant for the OCP amendment where staff 
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proposes amending the RL designation in the Queensborough Community Plan so that it 
includes a statement about heritage assets. The following definition is proposed:  

(RL) Residential – Low Density – this area will include low density residential 
uses including single detached houses, houses with secondary suites, duplexes, 
detached townhouses, low density multi-family uses, places of worship, and may 
contain small scale local commercial uses such as home occupations and corner 
stores. Through a Heritage Revitalization Agreement, or similar tool, a property 
may be eligible for incentives such as a smaller minimum lot size, an increase in 
density, or reduced parking requirements, which would make it viable to conserve 
assets with heritage merit. A Heritage Revitalization Agreement may also be used 
to permit single detached dwellings on a compact lot, triplexes, quadraplexes, 
cluster houses and other equivalent ground oriented housing forms, small scale 
townhouses and rowhouses projects, or to formalize an existing, larger scale land 
use such as a low rise or a place of worship. 

Further refinements would be made to the other land use designations in the 
Queensborough Community Plan at a later date. 

Density  

The proposed density of 0.8 (floor space ratio) is consistent with maximum permitted 
floor space ratio of 0.8 as specified in the Queensborough Townhouse Districts (RT-3).    

CONSULTATION 

The applicant held an Open House at the Queensborough Community Centre on June 27, 
2018 and on September 4, 2018.  Two members of the public attended the first meeting 
and none for the second meeting.  While the two members were generally supportive of 
the project, there were concerns raised regarding privacy and site drainage and the impact 
on the adjacent site to the east at 641 Ewen Avenue.   

The applicant has indicated that the discussion with adjacent property owner at 641 Ewen 
Avenue is still ongoing and the concerns will be addressed at the November 20, 2018 
Advisory Planning Commission meeting.   

The applicant attended the Queensborough Residents’ Association (QRA) meeting on 
June 12, 2018 and provided a presentation with a question/answer period.  The QRA was 
in favour of the project and has provided a letter of support. 

A Public Consultation Summary Report is attached as Appendix G to this report.  

Doc # 1309947  Page 10 
24



INTERDEPARTMENTAL LIASON 

Staff from Engineering, Parks and Recreation, Electrical,and Development Services have 
been involved with the review of this development proposal and comments have been 
incorporated within this report.  

REVIEW PROCESS 

 The project has undergone the following steps in the review process.  

# Application Review Stage Estimated Date 
1 Official Community Plan (OCP) Text Amendment and Heritage 

Revitalization Agreement (HRA) preliminary report to the Land 
Use and Planning Committee  

May 7, 2018 

2 OCP and HRA applications circulated to City Departments for 
review 

August 27, 2018 

3 Land Use and Planning Committee Report to Council  May 7, 2018 
4 Council consideration of a report on consultation requirements 

for the OCP Text Amendment as required by Sections 475 and 
476 (formally sections 879 and 881) of the Local Government 
Act 

June 2018 

5 Review of the HRA by the Community Heritage Commission May 29, 2018 
6 Review of the HRA by the New Westminster Design Panel July 2018 
7 Applicant-led Public Open House June 27,2018  

and September 
4, 2018 

8 Presentation to the Queensborough Residents’ Association June 12, 2018 
10 Review of the OCP and HRA by the Advisory Planning 

Commission (WE ARE HERE) 
November 2018 

 Proposed Next Steps:  
11 Report to Land Use and Planning Committee January 2019 
12 Land Use and Planning Committee referral of applications to 

Council for consideration of First and Second Reading of 
Bylaws 

January 2019 

13 Council consideration of First and Second Reading of Bylaws February 2019 
14 Public Hearings and Council consideration of Third Reading of 

Bylaws 
March 2019 

15 Referral to Ministry of Transportation and Infrastructure for the 
HRA bylaws.   

March/April 
2019 

16 Completion of Adoption Requirements May 2019 
17 Consideration of adoption of Bylaws May 2019 
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APPENDICES 

Appendix A:  Design Drawings 
Appendix B:  Site Location Map  
Appendix C:  Land Use Rationale 
Appendix D:  Heritage Revitalization Agreement 
Appendix E:  Heritage Designation Bylaw  
Appendix F:  Engineering Services Memorandum 
Appendix G:  Public Consultation Summary Report 
 
________________ 
Hardev Gill,  
Planning Technician 
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Design Drawings 

Corporation of the City of 
^ NEW WESTMINSTER 

# 

27



28



29



30



 

 
 

 

 

 

 

  

 

ELEV. 1.40m

31



EL
EV

. 3
.83

m

ELEV. 4.67m
ELEV. 4.67m ELEV. 4.67m

 

 

  

 

 

 

 

 

 

 

    

  

   

BUILDING DEPTH
REAR YARD

SETBACK

32



 

  

 

  

 

 

 

 
 

  

 
 

 
 

 
 

  

 
 

  

 
 

 

 

33



  

34



PLPL

 

   

 

PLPL

      

     

 

35



PLPL

 

PL PL

36



PLPL

37



P
P

P

J

T

H

P

2.1
EX. 114%

%
C DP GA

S

3.0
EX. 114%

%
C DP GA

S

3.4
EX. 60%%C DP GAS

2.0
EX. 200%%C DI WATER

VARIES(7.3-10.1)
EX. 900%%C GVWD WATER

5.6
2-100mm COMM.

EX. 900%
%

C HDPE STM

1.6
EX. 200%

%
C PV

C SA
N

3.8
EX. 150%

%
C HDPE SA

N FM

1.5
EX. 200%%C PVC SAN

4.5-5.4
EX. TELUS DUCTS

1.0
EX. TELUS DUCT

15:1 TAPER

SAN. MH
Rim=0.96

S

SAN. MH
Rim=0.82

Rim=0.90
S

SAN. MH

S

MH

MH

utility

MH

MH

hydro

Tel.

S
haw

M
H

M
H

PP

PP

PPLS

LS

PP

D

CB
IC-STM

CB

UB
WM

3

6.33

751m
m

ELEV
. 2.44m

ELEV
. 2.44m

ELEV
. 3.83m

ELEV
. 3.83m

914m
m

ELEV
. 2.44m

Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx

Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx

Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx

Bx
Bx
Bx

Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx
Bx

li
li
li
li
li
li
li
li
li
li
li
li
li
li
li

li
li
li
li
li
li
li
li
li
li
li
li
li

li
li
li
li
li
li
li
li
li
li
li
li
li

li
li
li
li

li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li
li

Br
Br
Br
Br
Br
Br
Br
Br
Br
Br
Br PmPmPmPmPmPmPmPmPmPmPmPm

Az

Az

Az

Az

Pm

Br
Br
Br
Br
Br
Br
Br
Br
Br

Az

Az

Az

Az

Pm

Br
Br
Br

Br

Br
Br
Br
Br
Br

Az

Az

Az

Az

Br
Br

Br

Br

PmPmPmPmPmPm

ci ci ci ci ci

Br
Br
Br
Br
Br
Br
Br
Br
Br
Br
Br
Br
Br

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Vo

Vo

Vo

Vo

Vo

Vo

Vo

Vo Vo

n n n n n n n n n n n n n n n n n n

Vo

Vo

Vo

Bx
Bx
Bx

Bx n

Vo Vo

Vo

Az Az
Az Az

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

To

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

Pm

PmPm
PmPm
PmPm
Pm

PmPm
PmPm
PmPm
Pmci ci ci

li li

li li li li li li

li li li li li
lilili li

li

li li li li
li
li
li
li
li
li
li li li

lili

lili

lili

lililili li li li li li li li

Az Az Az Az Az Az Az Az Az Az

li

li

li li
n

n

li

ELEV
. 3.83m

ELEV
. 3.83m

lilili lii li li li li lilili
lilililillii lili

li lil l

Az AAAzzzz AAz Az Az A

m
ELEV

.22.44
2..4

ELEV
. 2.44m

li lilli lili li lili lilli ll

Vo

Vo

Vo

Vo

Vo

Vo

ELEV
. 3.83m

E
3

3
ELEV

. 3.83m

m

m

9914m
m

9914m
m

13 RISERS @ 188mm
RUN = 241mmDN

6 RISERS @ 191mm
RUN = 250mmUP

UP
11 RISERS @ 194mm
RUN = 250mmDN

10 RISERS @ 191mm
RUN = 250mm

ELEV
. 3.53m

ELEV
. 3.53m

ELEV
. 3.53m

CL

UNIT 3
UNIT 4

UNIT 5

13 RISERS @ 188mm
RUN = 241mm

UP

DN

14 RISERS @ 196mm
RUN = 241mm

CL

DN

DN
4 RISERS @ 197mm
RUN = 254mm

ELEV
. 3.04m

6 RISERS @ 191mm
RUN = 250mmUP

UP
11 RISERS @ 194mm
RUN = 250mmDN

10 RISERS @ 191mm
RUN = 250mm

6 RISERS @ 191mm
RUN = 250mmUP

UP
11 RISERS @ 194mm
RUN = 250mmDN

10 RISERS @ 191mm
RUN = 250mm

14 RISERS @ 196mm
RUN = 254mm

UP

ELEV
. 4.67m

ELEV
. 4.67m

ELEV
. 4.67m

ELEV
. 4.67m

ELEV
. 4.67m

ELEV
. 4.67m

lawn 

Bxx
BxBBx
BxBxBxxBxBBxBBxBxBxBxBBxx
BxxBxx
BxBx
BxBx
BxBx
BxBx
BxBx
BxBx
BxBx
BxBxxBxxBxBxxxxxBxBxx
BBBBxBBx
BxBx

li
lilil
liiiili
li
li
li
li
li
li
li
li
li
i
li
li
lilililililii
lli
li

BrrrrrB
B
BrrrBBB

BBB
BBB
BBB
BBBBBBBB

l
ll
ll
l

l

BrBBBrBxBx
lili
li
iiii

BxBx
BxBx
BxBx

li
li
i BBBBrBrBrrBrrr

BrrrrrrrrrBr
BrrrrBrrr
BB

M

Bxx
BxBx
BxBxBxBxBBBBBBxBBBxx
BxxxBxxx
BxBx

li
lilil
liliiilili
li
li
lili

Br

Brr

BrBr
BBBBrBrBBBBBBBr

Brr

llllll

li
li
li
li

MM
haw
h

M
H

M
H

l
l

aw
M

l

aw
l
l

hah
MMM

Brr
BrrBrBBBBBBBxBxBBBBx

BxBx
lilililiiliilii
llllilillilllilil
lliillii

li

i

BxBx
BxBxBBBBBBBBBBx
BxBxxxxxBxxx
BxBxBx
BxBx
BxBx
BxBx
BxBx
BxBx

li
lililil
liili
li
li
li
li
li
li
li
li
i

Brrrrrrrrr
Brr
Brr
Brrrr
BBBrBrBrrBrBrrBrr
BrBrBBBBBBBrr
Brrr
Brrr
Brr

TTTTTTTTT

MM
HHH

MM
HHH

MMM
HHH

TT

TeTel.
el

TTel
TTel
MM

HH

ll

T

l
l

hydro

BxBxBxBxBxBxBxBxBxBBBBB
BxB
BxBx
BxBx
BxBx
BxBx
BxBx
BxBx
BxBx
BxBxxxxxxxxBxxxxx
BBBBBBxBxBBBBBBx
BxBx

li
li
lihhydyddro

dro

li

oo

li
li
i

li
liliilililiil
lli Brr

Brr
BBBBBrBrBBBBBr
BBrBrBrrrrBrrrrr
Brrr
Brr
Brr
Brr
Brrrrr

ATERRR

l
li
li
lii
lli
lil

AT

li

l
i

TToTo

TToo

PPPPmmmmmTTTTTT

PPmPmmTT

PPPmm

PmPPmmmP

ToToToToTooToooooo

To

PmmmmTTTT

PPPPPPPmPmTT

P ToPmmT

ToTmmTT

ToToT

ToToTo

ToToT

To

PmmP

PmmmPPmmTTTTT

PmmmmT

PmPmmmTT

PmmT

PP

PPm

PmmP

o

ToTo

ToToToToo

TToTo

ToTo

PPmmmTTT

PmPmmmmmTTTTTT

PPPmmmmmmTTTTT

PmmmmTT

mm

PP

ToPmmT

awn

rrrrrrrrrrrr

lalala

LSLSLLS

BrBr
BrBr
BrrBrr

BrrrrBrrrrr

.2.4.44mm
. 2.444m

r
BrrBBBr
BrBBBBr
BrBBBBBr
BrrBBBrr
BrBBr

rr

x

LLEV
LLEV

ELEL

B
Brr

xx
xx

r
BB

Vo

Vo

VoVoVoVoVoVoVVVVVV

VVoV

xx
BxB

xx
x n

VoVo VVo

VoVoo

AzA AAz
AzAzAz AzA

i

x

V

VVoV

xx
BB

xx
B

i

x

V

TToTToTToTToToToTo

To

PmPmmPmPmmPmmmmmmPPmmmmmmmmTTTTTTTTTTTTT

PmmTT

PmmmAz AAAzzzAAAAAA

ToToToToToToPPPmPmPmPmmmmTTTTTTT

A

m

PPPPPPmmPPPmPmmPPPPmPmPPmPmPmPPPPmPPPmmPmPPP
PmPmPmPmmPmPmPPmPmPmmmm
PmmPmPmPPPmPmm
Pmm

Pm

m

PmmPPPPPPPPPPmPPPPPPPmPm
Pmmmm

nn nnnn nnnn

PmPmPmPmPmPPPmPmPmPmPmm
PmmPmPPmPmm
PmPmmlili liili liilililill

nn

Pm

Bxx
BxBBBx
BxBxBxBBxxBxBxBxBxBxxxxx
BxBx
BxBx
BxBx
BxBx
BxBx
BxBx
BxBx
BxBBx
BxBxBxBxBxxBxxxxxBxxx
BBBBxBBBx
BxBx

lil
liililililililiililliillllll
li
li
li
li
li
li
li
li
i

i
li
lilililililiili
lil
li

PPPPPPPPPPP

PPPPPPP

LLLL

PPP

LLSLSSLLLLSSSS

li
lii
llilli
li
l
i
l

l
li
i

PPPPPPPP

Br
BBrBrrr
BBBBrrrrrBBBBBB PPPPPPPmPmPmPmmmmPmPmPmPmPmmmPPPmmmmmPmPPPPmmm

xx
xx

Br

x
x P mmmPmmPPPPPmPPPPmPmmmPmPmPmPmmmmmPPmm PmP mmmmPmmPPPPmPmPmPmmPPPmPmmmmmmmm PPPPPPPPmmmmmmm P mmPmmPPPPPPPPmPmPmmmPPPPmPmmmmmmPmPPmmmmmmmm P PmPmPmPmPmmmm PPPmPmPmmmmmmPPm

PPPPPPPPmPmP

PPm

Pm

PmPmPmPmPmPmPmPmPmPmPmm

mPPmPmmmm

cii

PPPPP

PPP

PPPPmPmPmPmmmPPPPPP

PmPmPmmmmmmP

PmPmmPmmPmPmPmP

PPmPmmmmmmmm

P

ci

m

ex
1.35m

PG
1.60m

FG
3.53m

FG
3.53m

FG
3.53m

FG
3.83m

FG
3.83m

FG
3.04m

TW
2.15m

TW
2.44m

TW
2.44m

TW
2.44m

TW
2.44m

ex
1.24m

ex
1.79m

ex
1.24m

ex
1.79m

FG
1.79m

FG
1.40m

ex
1.79m

TW
1.80m

ex
1.25m

ex
1.14m

ex
1.42m
ex
1.79m

FG
1.40m

FG
1.40m

FG
1.40m

FG
1.40m 

IPL
1.02m

1.16m

1.40m

2.0%

TC
1.30m

TC
1.30m

TC
1.30m

PG
1.87m

PG
1.79m

PG
1.55m

PG
1.31m

PG
1.28m

PG
1.40m

BG
1.52m

BG
1.65m

PG
1.53m

IBG
1.59m

IBG
1.64m

IBG
1.58m

IBG
1.60m

TW
2.15m

TW
2.15m

TW
2.15m

TW
2.15m

TW
1.60m
BW
1.12m

ex
1.69m

ex
1.70m

1.60m

1.60m

IBG
1.30m

IBG
1.40m

FG
3.83m

FG
2.44m

FG
2.44m

TW
2.44m

TW
2.15m

FG
2.44m

TW
2.44m

FG
1.60m

FG
2.44m

FG
2.44m

New trees to provide privacy 
for neighbors and prevent 
overlook from decks into 
adjacent yards 

City Street tree: Cherry tree
CRZ: 3'. To be retained and protected as directed by city of New Westminster

City Street tree: Cherry tree
CRZ: 3'. To be retained and protected as directed by city of New Westminster

Steps down to lawn area. Meet existing 
grades to retain tree. Precast concrete 
treads placed on compacted base. No 

excavation required. All work to be carried 
out under supervision of arborist

Stepping stones on mulch over 
rootzone. No excavation . All work 

performed under arborist supervision

Existing concrete wall to remain. Wall holds 
grade up high for adjacent property. Retains 
grade for fence. New grades will match top of 
wall grades
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Existing Willow Tree to be protected and retained

Streetscape design to approval of CIty 
of New Westminster Engineering
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Hedge to run continuously 
along Property Line

Tree Protection as per arborist report

Retaining wall at Property Line to 
hold up grade for new sidewalk 

and retain existing grade around 
protected willow tree

Low fence (3-4' ht) to run south along 
west Property Line and turn east 

towards house. Fence is to define 
private property. 

Privacy planting along south edge to 
provide privacy and security to front 

yard 

Optional rock stack wall to transition 
new retaining wall into existing 

grades that slope down from sidewalk 
to willow tree 

New trees to provide privacy 
for neighbors and prevent 
overlook from decks into 
adjacent yards 

3.24m
10.64'

Decorative screen with gate  
to enclose garbage/recycling 
storage

Columnar tree planted on axis of 
window - views from inside to out

Stacked boulders to hold up grade for new 
sidewalk to  front door
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as ground cover
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Landscape Concept Plan; 
Retention of Beech Trees

Existing trees to be protected 
and retained 

Shrubs, Perennials and groundcovers
Symbol Qty Botanical Name Common Name Size/Spec

75 Arctostaphylos uva ursi Kinnickinick #1 pot
Az 26 Azalea 'Girards White' Azalea #3 pot
Br 46 Brunnera macrophylla 'Jack frost' Brunnera #1 pot
Bx 75 Buxus s. Green Beauty Boxwood #2 pot
ci 8 Carex oshimensis 'Ice Dance' Variegated carex #1 pot
li 139 Liriope muscari Lily turf #1 pot
n 19 Nepeta 'Walkers low' Cat mint #1 pot
Pm 92 Polystichum munitum Western Sword Fern #1 pot

144 Taxus hilii Yew hedge 4' ht, RB to RB, B&B
To 39 Thuja occidentalis 'Smaragd' Cedar hedge 6' ht, RB to RB, B&B
Vo 15 Vaccinium ovatum Evergreen blueberry #3 pot

Plant List
Trees
Symbol Qty Botanical Name Common Name Size/Spec

1 Acer rubrum 'Armstrong' Armstrong Maple 7cm cal. B&B, Specimen

6 Liquidambar s. 'slender silhouette' Liquidambar 7cm cal. B&B, Specimen

3 Populus tremuloides 'erecta' Swedish aspen 7cm cal. B&B, Specimen

2 Acer circinatum 'Prairie fire' Vine maple 10-12', B&B, Specimen

5 Street tree Per City of New West specification

38



Appendix B 

Location Map
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City of New Westminster

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be

accurate, current, or otherwise reliable.
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231 Car r a l l  S t ree t ,  
V ancouver ,  B.C. 
Canada ,  V 6 B   2 J 2 

604.687.1594
bwarc.ca

Par tners :  Sandra  M. Moore, Archi tec t  AIBC
 J ames  D. Bu r ton , Archi tec t  AIBC

October 4 2018

LAND USE RATIONALE - 647 EWEN AVENUE

The proposed 647 Ewen Avenue project meets or exceeds the objectives of the City of New Westminster as 
noted in its Official Community Plan, Envision 2032 Document, Queensborough Community Plan, and the New 
Westminster Zoning Bylaw.

Several key points are recurring in these various policy documents.  Key attributes of this project are as follows:

1. Retention and restoration of a valued heritage resource.

2. Strong urban design as evidenced by positive response from New Westminster Design Panel;

3. Highly liveable homes designed to maximize efficiency of living space, natural light, ventilation and views. 

4. Increasing ground oriented housing alternatives.

5. Family oriented housing units that feature 2 or 3 bedroom configurations.

A summary of key objectives with the New Westminster OCP, Envision 2032, and Queensborough Community 
Plan that the proposed development is supportive of is provided below: 

NEW WESTMINSTER OFFICIAL COMMUNITY PLAN

The New Westminster Official Community Plan outlines a series of key themes and goals that this proposed 
development is strongly supportive of, specifically the following:

Theme 1: Housing Choice
   Encouraging more ground oriented housing forms, increasing the variety of tenures and unit  

  sizes, and making affordable housing available for the needs of different ages, incomes, family  
  types and abilities will help create diverse, inter-generational neighbourhoods.

Theme 5: Heritage
   Celebrating and enhancing the character that makes New Westminster unique to ensure our  

  heritage continues to be felt across the city. Present in both traditions and in physical spaces,  
  the city continually adds new layers of heritage all of which contribute to New Westminster’s  
  cultural identity.

Goal 2:  Culture
   New Westminster encourages opportunities to generate and encounter the diverse creative,  

  spiritual, intellectual and material features of the city and its development.

Goal 7:  Heritage
   New Westminster has a strong sense of historic identity, and it values, promotes and protects  

  its heritage assets.

Goal 8:  Housing
   New Westminster’s neighbourhoods are great places to live and have diverse housing choices  

  that meet the needs of the community.
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Goal 10:  Public Realm and Urban Design
   New Westminster is a liveable city, with an attractive dynamic urban character demonstrating  

  innovation and leadership in the design of the built environment.

The proposed development successfully retains the valuable cultural heritage asset of the Slovak Hall
while adding necessary housing in a manner that respects the heritage elements of the Slovak Hall. The
proposed development also adds diversity in housing options with the introduction of alternative ground
oriented housing typology with livable attractive rowhouse units.  

ENVISION 2032

The proposed project meets the “definition of success” in Envision 2032 under the following for BUILDING, SITES
AND URBAN DESIGN:

• High quality architectural design.

• Attractive environment for pedestrians, cyclists and transit users, reduces reliance on motor vehicles.

• Innovation in building typology.

• Designed for maximum livability.

• Attractive, usable open spaces featuring low impact, native plants.

Furthermore, the project address the following:

ARTS, CULTURE & HERITAGE

• City’s heritage is celebrated for its social benefits and for enhancing the character of the City.

• Development of new buildings is carefully designed to be respectful of existing heritage assets.

• Transition neighbourhoods revitalized as complete, compact, transit-oriented neighbourhoods with own sense 

of space that acknowledges their past.

• City uses available legislative tools to encourage retention, rehabilitation and restoration of heritage assets. 

LAND USE & DEVELOPMENT

• Diverse mix of land uses, higher densities and building forms that support a wide range of lifestyles and the 

ability for households and business to find appropriate options within the same neighbourhood over time as 

their needs change.

• Future grown focused on transit-oriented nodes and corridors that respect existing neighbourhood character 

and can be developed into complete, compact areas that are walkable and have good access to frequent 

transit services.

• Enhancing neighbourhood livability through attractive buildings, and sites. 

QUEENSBOROUGH COMMUNITY PLAN

The site is located within the Queensborough neighbourhood and is designated as (RL) Residential - Low Density,
which is intended for single detached homes, detached townhouses, low density-multifamily uses.   However is 
in very close proximity to higher density designations, with (RM) Residential - Medium Density designations 
across Ewen Avenue on the same block and several more similar designated sites east and west of the site on 
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Ewen Avenue. 
The proposed project involves the retention and rehabilitation of a heritage asset: the Slovak Hall that was home
to the Slovakian community that grew to become a dominant cultural group in New Westminster.  They were one 
member of several cultures that together allowed Queensborough to be one of the most culturally diverse and \
close-knit communities in the province. 

Furthermore, the proposed development addresses the following concerns as mentioned in the Queensborough 
Community Plan:

Goal 3 - Queensborough has reduced community energy use and the related impacts on climate change.

Policy 3.1 -  Reduce transportation energy use and related greenhouse gas emissions.

   “Foster walking, cycling and taking transit as preferred ways of getting around.”

Policy 3.3 - Reduce the loss of embodied energy through waste production and use of energy in waste  
  management.

   “Retain, and adapt existing buildings rather than demolish them.  City Policy encourages the  
	 	 conservation	of	Queensborough’s	heritage	buildings.		These	buildings	represent	significant		
  embodied energy and their retention minimizes construction and demolition waste, as well as  
  the energy inputs necessary to create new building materials and construct new buildings.  Use  
	 	 of	the	City’s	heritage	tools,	such	as	Heritage	Revitalization	Agreements,	can	lessen	financial		
  barriers for the adaptive reuse of heritage buildings.”

The proposed development encourages cycling through the provision of bicycle storage as well as its location on the Wood Greenway 
Street. The proposed development is also located on the 104 bus route that provides frequent, efficient and attractive transit service. 

The proposed development proposes the retention of the heritage building, minimizing the wasting of embodied energy. 

Goal 6 - Queensborough respects community heritage assets.

Policy 6.1 -  Protect and enhance built and natural heritage assets. 

   “6.1c Work collaboratively with property owners to retain and restore historic properties  
	 	 	 deemed	significant	by	the	community	through	Heritage	Revitalization	Agreements		
   (HRAs). Potential incentives through an HRA include:

    - Relaxing certain zoning requirements, such as setbacks, on site parking and/  
     or density.”

The proposed development retains the valued heritage asset of a community hall that once housed one of the most prominent 
communities in the Queensborough area in exchange for additional density and relaxations on height, setbacks, and parking.

Goal 7 - Queensborough has a diverse housing stock that meets the needs of the community.

“Queensborough will continue to see housing growth in the following ways:

	 	 -	Intensification	within	the	single	detached	housing	areas.”

Policy 7.4 -  Design housing to be attractive and livable.

   “The architectural style, building materials and colours of residential buildings all contribute 
   to lively, textured neighbourhoods. The height of residential buildings and the depth and   

  landscaping of their front yards help to shape the streetscape as well as the experience of the  
  pedestrians, cyclists using the street.”

   “Multi-family housing will have a particularly key role to play in shaping the Queensborough  
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  community into the future.  Multi-family housing is projected to have the greatest increase of all  
  housing types through 2041.”

Policy 7.5 -  Ensure a diversity of unit types are available within the community.

   “A	community	with	a	variety	of	housing	forms	can	better	meet	the	needs	of	different	types	of		
  families and individuals....As Queensborough’s residential housing continues to evolve, it   
	 	 should	be	designed	to	include	features	that	benefit	a	variety	of	family	types,	such	as	ground		
  oriented units and units with two and three-bedrooms, as well as adaptable and accessible  
  housing.”

   “As Queensborough has a higher share of mid-range adults (aged 35-49) and children   
	 	 under	the	age	of	fifteen	than	the	City	as	a	whole,	the	provision	of	family	oriented	housing	will		
  continue to be important.  Over 75% of housing stock in Queensborough is ground oriented.   
  A greater diversity of ground oriented housing has been achieved through allowing some   
  housing types in Queensborough that are not found elsewhere in New Westminster.”

The proposed development features family friendly three-bedroom configurations in a unique ground-oriented housing typology of 
rowhouses. This typology allows residents to stay in the primarily single detached residential neighbourhoods while looking to down size.

Each unit is provided ample access to natural light, ventilation, and private outdoor space while featuring generous interior living and 
bedroom spaces. 

ZONING - RQ-1 QUEENSBOROUGH NEIGHBOURHOOD RESIDENTIAL DWELLING DISTRICTS

The proposed development exceeds the density, and height limitations as specified in the RQ-1 zoning. Generally, the proposed 
development has been designed to meet the conditions of the RT-3 - Infill Townhouse and Rowhouse Residential District zoning bylaw 
with the following relaxations requested in exchange for the retention and rehabilitation of a valuable heritage resource: parking, height, 
and setbacks.
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Heritage Revitalization Agreement 

Bylaw No. 8068, 2019

Corporation of the City of 
^ NEW WESTMINSTER 

# 
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CORPORATION OF THE CITY OF NEW WESTMINSTER 

HERITAGE REVITALIZATION AGREEMENT (647 Ewen Avenue) 

BYLAW NO. 8068, 2019 

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 647 Ewen 

Avenue, 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 (647 Ewen Avenue) 

Bylaw No. 8068, 2019”. 

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 647 Ewen Avenue, New Westminster, 

British Columbia, legally described as PID: 013-039-083 Lot 2 Block 27 District Lot 757 

Group 1 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 _______________, 2019. 

READ A SECOND TIME this ________ day of ________________, 2019. 

PUBLIC HEARING held this ________ day of ________________, 2019. 

READ A THIRD TIME this _________  day of _________________, 2019. 

ADOPTED this ________ day of ______________, 2019. 

 

 

              

Mayor       City Clerk 
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SCHEDULE “A” 

HERITAGE REVITALIZATION AGREEMENT (647 Ewen Avenue) 

THIS AGREEMENT dated for reference the 14th day of January 2019, is 

BETWEEN: 

John Charles Storey, 647 Ewen Avenue, New Westminster, British 

Columbia, V3M 5C2 (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 647 Ewen Avenue, New Westminster, British Columbia, legally described as 

PID: 013-039-083 Lot 2 Block 27 District Lot 757 Group 1  Plan 2620 (the “Lands”); 

B. There is one principal building currently situated on the Lands, known as Slovak Hall (the 

“Heritage Hall”) which is shown on the design plan attached as Appendix 4 (the ”Design 

Plans”); 

C. The Owner wishes to make certain alterations and restorations to the Heritage Hall, 

including the development of two townhouses within the existing Heritage Hall 

(collectively, the “Work”) and the construction of three additional townhouses at the 

rear of the Lands fronting onto Wood Street as shown on the Design Plans (the “New 

Buildings”); 

D. The Owner intends to apply to the City’s Approving Officer for approval to file a 

stratification plan (the “Stratification Plan”) in the Land Title Office in order to 

separately sell each of the five townhouse units to be constructed on the Lands; 

E. The City and the Owner agree that the Heritage Hall has heritage value and should be 

conserved; 

F. 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; 
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G. The Owner and the City have agreed to enter into this Heritage Revitalization 

Agreement setting out the terms and conditions by which the heritage value of the 

Heritage Hall 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 Heritage Designation 

1. The Owner irrevocably agrees to the designation of the Heritage Hall 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 Hall that may result from the 

designation. 

4 Conservation Work  

2. Upon execution of this Agreement, the Owner shall promptly commence the 

rehabilitation, and restoration of the Heritage Hall (the “Work”) in strict accordance 

with the Heritage Conservation Plan prepared by James D. Burton, Architect AIBC, 

Birmingham & Wood Architects and Planners, January 15, 2018, a copy of which is 

attached as Appendix 1 (the “Conservation Plan”). 

3. Prior to commencement of the Work, the Owner shall obtain from the City all necessary 

permits and licenses, including a heritage alteration permit. 

4. The Owner shall 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. 

5. 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 Work to the Heritage Hall if the 

work that the Owner wishes to undertake is not in accordance with the Conservation 

Plan or the Design Plans. 

6. 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 
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for the Conservation of Historic Places in Canada, 2nd edition, published by Parks Canada 

in 2010. 

7. The Owner shall erect 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.  

8. The Owner shall, at the Owner’s sole expense, engage a member of the Architectural 

Institute 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 9 of this Agreement.  

9. 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) supervise the Work and ensure compliance of the Work with the Conservation 

Plan in Appendix 1; 

(c) provide regular reporting to the City on the progress of the Work; 

(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. 

5 Construction of New Buildings 

10. The Owner shall construct the New Buildings in strict accordance the Design Plans and 

specifications prepared by Birmingham & Wood Architects and Planners, dated XXX 

2018, pages XX-XX, attached as Appendix 4, full-size copies of which plans and 

specifications are on file at the New Westminster City Hall.  

11. Prior to commencement of the construction of the New Buildings, the Owner shall 

obtain from the City all necessary permits and licenses.  

12. The Owner shall obtain written approval from the City’s Director of Development 

Services for any changes to the New Buildings, and obtain any amended permits that 

may be required for such changes, including a building permit. 
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13. 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 to the New Buildings if the work that 

the Owner wishes to undertake is not in accordance with the Design Plans. 

6 Landscaping  

14. The Owner shall carry out and complete, at the Owner’s sole expense, all landscaping 

works (the “Landscaping Work”) shown in the landscape plan prepared by Bearmark 

design & landscape ltd., numbered as page XX, and included with the Design Plans 

attached hereto as Appendix 4.  

15. The Owner shall deposit with the City an amount equivalent to 125% of the value of a 

cost estimate of the Landscaping Work, as prepared by a member of the British 

Columbia Society of Landscape Architects and approved by the City, to be held as 

security (the “Landscaping Security”). The Landscaping Security would be returned to 

the Owner upon completion of the Landscaping Work in strict accordance with the 

Design Plans, to the satisfaction of the Director of Development Services.  

7 Variances to City’s Zoning Bylaw 

16. 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. 

8 Timing and Phasing  

17. 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. 

18. The Owner shall not construct the New Buildings, other than foundations, until the 

Owner has completed all exterior restoration of the Heritage Hall as set out in the 

Conservation Plan in Appendix 1, to the satisfaction of the Registered Professional and 

the City’s Director of Development Services.  

19. The Owner shall commence and complete all actions required for the completion of the 

New Buildings and Landscaping Work, as set out in the Design Plans in Appendix 4, 

within five years following the date of adoption of the Bylaw authorizing this 

Agreement. 

20. The owner shall enter into an Off-Site Works and Services Agreement as a condition of 

the Building Permit for any building. 

21. 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 
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applied for in respect of the Work to the Heritage Hall or the construction of the New 

Buildings if the Owner has not completed the Work to the satisfaction of the City’s 

Director of Development Services.   

22. The City may, notwithstanding that a final inspection may be issuable under the City’s 

zoning and building regulations and the BC Building Code, withhold a final inspection 

applied for in respect of the New Buildings or the new townhouses within the Heritage 

Hall if the Owner has not completed the Work with respect to the Heritage Hall to the 

satisfaction of the City’s Director of Development Services. 

23. Upon completion of the Work to the satisfaction of the Director of Development 

Services and submission by the Registered Professional of the Certification of 

Compliance attached hereto as Appendix 3, the Owner may apply to the City’s 

Approving Officer for approval to file the Stratification Plan in the Land Title Office. 

9 Inspection 

24. 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. 

10 Damage to or Destruction of Heritage Hall 

25. If the Heritage Hall 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 Hall to the same condition and appearance that existed before the 

damage occurred. 

26. If, in the opinion of the City, the Heritage Hall is completely destroyed, the Owner shall 

construct a replica, using equivalent contemporary materials if necessary, that complies 

in all respects with the Conservation Plan in Appendix 1 and with City of New 

Westminster Zoning Bylaw No. 6680, 2001, as amended, and as varied by this 

Agreement, after having obtained a heritage alteration permit and any other necessary 

permits and licenses. 

27. The Owner shall use its best efforts to commence and complete any repairs to the 

Heritage Hall, or the construction of any replica building, with reasonable dispatch. 

28. If the Heritage Hall is damaged during the course of construction of the New Buildings, 

the City may, notwithstanding that a final inspection may be issuable under the City’s 

zoning and building regulations and the BC Building Code, withhold a final inspection 
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applied in respect of the New Buildings or the new townhouses within the Heritage Hall, 

if the Owner has not repaired the damage to the satisfaction of the Director of 

Development Services.  

11 Ongoing Maintenance 

29. Following completion of the Work, the Owner shall maintain the Heritage Hall 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 the City of New 

Westminster Heritage Property Maintenance Standards Bylaw No. 7971, 2018, as 

amended or replaced from time to time, and, in the event that Bylaw No. 7971 is 

repealed and not replaced, the Owner shall continue to maintain the Heritage Hall to 

the standards that applied under Bylaw No. 7971 immediately prior to its repeal. 

12 Conformity with City Bylaws 

30. The Owner acknowledges and agrees that, except as expressly varied by this Agreement, 

any development or use of the Lands, including any rehabilitation, restoration, and 

repairs done with respect to the Heritage Hall, must comply with all applicable bylaws of 

the City. 

13 No Application to Building Interiors 

31. Unless otherwise stated in this Agreement or in the Conservation Plan, the terms and 

conditions of this Agreement respecting restoration of the Heritage Hall 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 Work. 

14 Future Alterations  

32. 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 Hall, except 

as permitted by a heritage alteration permit issued by the City. 

15 Statutory Authority Retained 

33. 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. 

16 Indemnity 

34. 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 
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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. 

35. 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 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. 

17 No Waiver 

36. 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. 

18 Enforcement of Agreement 

37. 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 Hall 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. 

38. 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. 

39. The Owner acknowledges that, if the Owner alters the Lands or the Heritage Hall in 

contravention of this Agreement, the City may apply to the British Columbia Supreme 

Court for: 
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(a) an order that the Owner restore the Lands or the Heritage Hall, or both, to their 

condition before the contravention; 

(b) an order that the Owner undertake compensatory conservation work on the 

Lands or the Heritage Hall, or both; 

(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. 

40. 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. 

41. 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. 

42. 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 Interpretation 

43. 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. 

20 Headings 

44. The headings in this Agreement are inserted for convenience only and shall not affect 

the interpretation of this Agreement or any of its provisions. 

55



10 

 

Doc # 1289086  Page 10 

 

Appendices 

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

Agreement. 

21 Number and Gender 

46. 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. 

22 Successors Bound 

47. 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 

 

(as to both signatures) 

 

) 

) 

) 

) 

) 

) 

) 

) 

) 

) 

) 

 

 

 

 

      

John Charles Storey 

 

 

 

 

 

 

 

 

 

CORPORATION OF THE CITY OF NEW WESTMINSTER  

by its authorized signatories: 

 

      

Mayor: 
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City Clerk:  
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APPENDIX 1 

CONSERVATION PLAN 
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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 647 Ewen Avenue  

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 Appendices 1 and 

4 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 647 Ewen Avenue 

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 Appendices 1 and 4 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  
 
 
Attributes RT-3 Zoning 

(Maximum) 

Proposed Variances 

Site Area - - - 

Total Floor Space - - - 

Site Coverage 40% 42.5% 2.5% 

Floor Space Ratio 0.8 0.8 - 

Height  10.7 m (35 ft) 11.93 m (39.16 ft) 1.23 m (4.03 ft) 

 Minimum Proposed Variances 

Front Yard Setback 3.04 m (10 ft) 0.751 m (2.46 ft) 2.28 m (7.5 ft) 

Rear Yard Setback 4.57 m (15 ft) 0.91 m (3 ft) 3.66 m (12 ft) 

Side Yard Setback 4.57 m (15 ft) 4.17 m (13.7 ft) 0.4 m (1.31 ft) 

 Required Proposed Variances 

Off-street parking Required:  8 spaces 5 spaces 3 spaces 

Visitor Parking  Required:  1 space 0 spaces 1 space 

Bicycle Parking  Required:  7 spaces 10 spaces - 
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER 

BYLAW NO. 8069, 2019 

A bylaw of the Corporation of the City of New Westminster to designate the Slovak Hall located at 

647 Ewen Avenue 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 647 Ewen Avenue has entered into a 

heritage revitalization agreement in relation to the principal building currently located on the land 

as authorized by Heritage Revitalization Agreement (647 Ewen Avenue) Bylaw No. 8068, 2019 (the 

“Heritage Revitalization Agreement”), has requested that Council designate that building 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 Slovak Hall located at 647 Ewen Avenue 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 Slovak Hall located at 647 Ewen Avenue 

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 (647 Ewen 

Avenue) No. 8069, 2019." 

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 building located on that parcel of land having a civic address of 647 Ewen 

Avenue, New Westminster, British Columbia, and legally described PID: 013-592-513, 

Parcel “A” (Explanatory Plan 9120) Lots 31 and 32 of Lots 2 and 3 Suburban Block 10 Plan 

2620, shown outlined on the site plan attached hereto as Schedule “A” and labelled 

“Slovak Hall” (the “Slovak Hall”), is hereby designated in its entirety as protected heritage 

property under section 611 of the Local Government Act of British Columbia. 
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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 Slovak Hall:  

(a) alter the exterior of the Slovak Hall;  

(b) make a structural change to the Slovak Hall including, without limitation, demolition 

of the Slovak Hall or any structural change resulting in demolition of the Slovak Hall; 

or 

(c) move the Slovak Hall. 

EXEMPTIONS 

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

without first obtaining a heritage alteration permit from the City: 

(a) non-structural renovations or alterations to the interior of the Slovak Hall that do 

not alter the exterior appearance of the Slovak Hall; and 

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

Slovak Hall. 

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

structural elements, components or finishing materials of the Slovak Hall with elements, 

components or finishing materials that are equivalent to those being replaced in terms of 

heritage character, material composition, colour, dimensions and quality. 

5 MAINTENANCE 

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

Westminster Heritage Property Maintenance Standards Bylaw No. 7971, 2018, as amended 

or replaced from time to time, and, in the event that Bylaw No. 7971 is repealed and not 

replaced, the registered owner shall continue to maintain the Slovak Hall to the standards 

that applied under Bylaw No. 7971 immediately prior to its repeal. 

6 HERITAGE ALTERATION PERMITS 

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

relation to the Slovak Hall, 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: 
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(a) issue a heritage alteration permit for situations in which the proposed action would 

be consistent with the heritage protection provided for the Slovak Hall 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 Slovak Hall 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 Slovak Hall 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. 

7 RECONSIDERATION BY COUNCIL 

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

the Slovak Hall 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. 

 

GIVEN FIRST READING this ___________ day of __________________ 2019. 

GIVEN SECOND READING this _________ day of __________________2019. 

PUBLIC HEARING held this ___________ day of ___________________2019. 

GIVEN THIRD READING this ___________day of ___________________2019. 

ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this 

_________ day of  __________________ 2019. 

 

_________________________________ 

MAYOR 

_________________________________ 

CITY CLERK 
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SCHEDULE A 

 

SITE PLAN 
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Memorandum 
 
To: Hardev Gill, Planning Technician               Date: August 15, 2018 
  
 
From: Hardeep Maghera, Senior Engineering Technologist  File:  PRJ-008384  
 
Subject: OFF-SITE WORKS AND SERVICES REQUIREMENTS FOR 647 EWEN AVENUE – 

HER00668 
 
 
We are responding to the application as referenced above dated January 15, 2018 for the 
proposed development of 647 Ewen Avenue.  
 
Please be advised that staff have completed a review of this project and identified the 
following details that will need to be addressed as part of this application: 
 
1. All site drainage works shall be designed and constructed in accordance with the City’s 

Erosion and Sediment Control Bylaw 7754, 2016. The developer shall retain a qualified 
professional to ensure that the design and implementation of the erosion and sediment 
controls meet the requirements outlined in the Bylaw. 

 
2. Onsite storm sewer water management will be required to limit the post development 

flow to pre-development flow. The onsite works shall be designed in accordance with 
the City’s Integrated Storm Water Management Plan. 

 
3. All existing trees are to be protected in accordance with the City’s Tree protection and 

Regulation Bylaw No. 7799, 2016 and any trees identified for removal will need to have 
a permit approved and in place prior to removal. 

 
4. The property is located within a designated floodplain area and no areas suitable for 

habitation may be constructed with the bottom of a wooden floor system or top of 
concrete pad elevation lower than elevation 3.53 meters Geodetic Survey of Canada 
Datum the “Flood Construction Level” (FCL). Prior to subdivision approval you will 
need to have obtained a fill permit and completed the placement of fill. The completion 
of the fill placement would be signified by a letter from a qualified Professional 
Geotechnical Engineer certifying that the site fill placement has been completed such 
that the homes can be built at the designated FCL and the lots can be safely used for the 
intended single family residential use. There may be additional requirements identified 
at the time of development permit and building permit application stages and you 
should discuss any plans for new construction with the Planning and Building 
Departments. 
 

5. A Geotechnical Engineering Report is required from a qualified geotechnical engineer to 
satisfy potential differential settlement problems for all roads, sidewalks, underground 
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utilities and other required off-site servicing improvements. The report shall also 
address any anticipated short and long term settlement and potential differential 
settlement issues. At the completion of the site preparation your geotechnical engineer 
will be required to certify the off-site works and services have been built in accordance 
with the design drawings, the Master Municipal Specifications and the Subdivision and 
Development Control Bylaw and are expected to perform within the design tolerances 
for the designated design life of the infrastructure.  

 
6. Signing of a Work Order and payment of a flat fee in the amount of $1,100.00 plus GST 

for capping at the main, by the City, of the existing water service connection not for 
reuse. 

 
7. Signing of a Work Order and payment of a flat fee in the amount of $2,250.00 plus GST 

for capping at the main, by the City, for each of the existing sanitary service connections 
not for reuse. 

 
8. Payment of a cash deposit of $350.00 per tree for the installation of boulevard trees as 

identified by the City. Trees are supplied and installed by the Parks Department. 
 
9. Under the City of New Westminster Subdivision and Development Control Bylaw No. 

7142, 2007 and amendments thereto, the developer for the above noted property is 
required to enter into a Works and Services Agreement with the City addressing all off-
site servicing requirements. The off-site services will be identified during the detailed 
development review and will be required prior to issuance of a building permit. These 
works could include but may not be limited to the following generally described 
servicing: 

 
ROADWORKS 
 
The site is bounded by Ewen Avenue to the south, Wood Street to the west and an 
undeveloped 6.0 m wide lane to the north.  According to the Queensborough Community 
Plan, Ewen Avenue in the area is designated as a major collector road and is part of the 
greenway/bikeway network; Wood Street is designated as a local road and is also part of 
the greenway/bikeway network.  In addition, transit route #104 utilizes Ewen Avenue in 
the subject section. 
 

Driveway Access 
 
a. The proposed vehicular access off the lane is acceptable. 

 
Wood Street 
 
b. Re-construction of the west half of Wood Street road frontage to a local road 

standard based on Benkelman Beam testing and including new pavement, pavement 
structure, curb and gutter, sidewalks, street lighting, boulevard trees, landscaping, 
irrigation and drainage.  
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Sidewalk width to be a minimum 1.8m with a 2.0m boulevard. 
 

Lane 
 
c. Construction of the full width of lane along the development frontage complete with 

drainage, curb and gutter. 
 
UNDERGROUND UTILITIES 

 
9.1. Provision of an adequate single sanitary sewer service connection for the 

development complete with a manhole or inspection chamber at property line. 
Size and location to be determined by the developer’s consulting engineer and 
approved by the City. Existing infrastructure which is undersized or not capable of 
handling the post development flows shall be upgraded at the developer’s 
expense.  

 
9.2. Provision of an adequate single storm sewer service connection for the 

development complete with an either a manhole or inspection chamber at property 
line.  This will include provision for drainage of the lane. Size and location to be 
determined by the developer’s consulting engineer and approved by the City. 
Existing infrastructure which is undersized or not capable of handling the post 
development flows shall be upgraded at the developer’s expense. 

 
There is an existing wood stave storm main along the Wood Street frontage that is 
required to be replaced as a part of the development frontage works with a 
minimum 600mm storm main. Pipe size will be confirmed through detailed design. 

 
9.3. Provision of an adequate single water service connection for the development 

satisfying the fire and domestic demands complete with a suitable water meter 
with backflow protection. Size and location to be determined by the developer’s 
consulting engineer and approved by the City. Existing infrastructure which is 
undersized or not capable of handling the post development water demands must 
be upgraded at the developer’s expense. 

 
9.4. All costs associated with the design and conversion of the existing overhead 

electrical and telecommunication utilities on the roadways adjacent to the site 
with an underground system for the development. For further information please 
contact Arne Hannula in the City Electrical Operations Department (604) 527-
4531 for electrical and City communication servicing details. Contact Telus and 
Shaw directly for telecommunication details. 

 
9.5. Roadway lighting along all frontages shall be provided for safety and to produce 

accurate and comfortable night time visibility using energy efficient lighting such 
as LED. Design of roadway lighting shall be in accordance with the City of New 
Westminster Design Criteria Section 6 and the MMCD (Platinum Edition) Design 
Guidelines Section 6.0 Roadway Lighting (for LED). 
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BOULEVARD TREES 
 
9.6. The boulevards shall be prepared for boulevard trees complete with soil cells or a 

structural soil mix and irrigation to City specifications. The Parks Department will 
supply and install trees at the developer’s cost. Boulevard landscaping shall be 
installed to the satisfaction of the Parks Department. For further information 
please contact Claude LeDoux, Parks Horticultural Manager at (604) 524-4627. 

 
9.7. The preparation of detailed design drawings by a qualified Professional Engineer 

for the off-site works and services to the satisfaction of the City and in accordance 
with the City’s Design Criteria, Supplemental Specification and Detail Drawings, 
and Master Municipal Construction Documents. The engineering design drawings 
for the proposed works may include the following plans: 

 
• Road works 
• Storm drainage and Sanitary collection facilities 
• Water distribution facilities 
• Street lighting  
• Street trees, landscaping  
• Topographical and lot grading plans 
• Erosion and sediment control plans 
• Electrical power supply and distribution facilities 
• Telecommunication facilities 
• Gas facilities 

 
10. Under the Works and Services Agreement with the City, the developer must address the 

following requirements: 
 

10.1. Employment and retention of a Professional Engineer to prepare and seal the 
design drawings; to provide a Resident Engineer for inspection of all design and 
construction related problems; to prepare, certify and seal “As Constructed” 
drawings, including landscape & irrigation drawings and to certify that all 
materials supplied and works performed conform to City standards as contained 
within the Subdivision and Development Control Bylaw and/or the Master 
Municipal Construction Documents; 

 
10.2. The developer will be required to post a security deposit for 120% of the 

estimated construction cost of the off-site servicing works including GST. The 
security deposit shall be in the form of an Irrevocable Letter of Credit or cash 
deposit. The security deposit will be reduced once the off-site works are 
completed to the satisfaction of the City less a 10% holdback.  Upon issuance of a 
Certificate of Completion by the City, the 10% security deposit will be held for a 
two year maintenance period; 

 
10.3. The following payments and deposits shall be paid at the time of execution of the 

Works and Services Agreement: 
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i. Payment to cover the cost of preparing the Works and Services Agreement, 
currently $1,794.00 plus tax; 

 
ii. Payment of four percent (4%) of the estimated construction costs to cover 

engineering and administrative costs incurred by the City; 
 

iii. Under the Works and Services Agreement the developer will be required to pay 
a deposit $5000.00 to cover any charges for emergency works and signage. 

 
10.4. Signing of a latecomer waiver clause. 

 
11. Submission of any easement, right of way documents or encroachment agreements 

required by the City in relation to the proposed development. 
 
Should you have any further questions or concerns please do not hesitate to contact me 
directly at 604-527-4545 
 
Thank you, 
 
 
 
Hardeep Maghera, A.Sc.T 
Senior Engineering Technologist 
 
cc J. Lowrie, Director of Engineering Services 

E. Wat, Manager, Infrastructure Planning 
 C. Dobrescu, Utilities and Special Projects Engineer 
 G. Otieno, Infrastructure Engineer 
 F. Jin, Transportation Technologist  
 E. Mashig, Manager, Horticulture Services and Parks and Open Space Planning 
 A. Hannula, Manager, Electrical Engineering Design & Planning 
 J. Krevs, Senior Plan Reviewer 
 J, McQuillan, Arborist 1 
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B I R M I N G H A M   &   W O O D A R C H I T E C T S   •   P L A N N E R S

231 Car r a l l  S t ree t ,  
V ancouver ,  B.C. 
Canada ,  V 6 B   2 J 2 

604.687.1594
bwarc.ca

Par tners :  Sandra  M. Moore, Archi tec t  AIBC
James  D. Bu r ton , Archi tec t  AIBC

Hardev Gill
Development Services, Planning
City of New Westminster
511 Royal Avenue
New Westminster, BC V3L 1H9

10 August 2018

RE: Summary of Public Consultation - 647 Ewen Avenue

Birmingham & Wood Architects Planners participated in the following public consultation meetings and 
disucssions with respect to our application for 647 Ewen Avenue. 

• Presentation and Q&A with the Queensborough Residents Association (June 12 2018)

• Immediate Neighbour Consultation Meeting (June 27 2018)

• Applicant led Public Consultation meeting (September 4 2018)

In addition to these meetings, Birmingham & Wood also corresponded with community members who had 
questions or expressed interest in the application via phone and email.

The following supporting materials are attached for your reference:

• Formal Letter of Support from the Queensborough Residents Association (June 19 2018)

• Immediate Neighbour Consultation Meeting Summary Report (June 27 2018)

• Public Information Meeting Summary Report (September 4 2018)

Please advise if you have any questions. 

Sincerely,

James Burton 
Architect AIBC
Birmingham & Wood Architects Planners
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B I R M I N G H A M   &   W O O D A R C H I T E C T S   •   P L A N N E R S

August 10, 2018

Hardev Gill
Development Services, Planning
City of New Westminster
511 Royal Avenue
New Westminster, BC V3L 1H9

RE: Summary of Immediate Neighbour Consultation Meeting - 647 Ewen Avenue

Birmingham & Wood Architects Planners are pleased to provide a summary of the Immediate Neighbour 
Consultation Meeting for 647 Ewen Avenue.  

Summary of Immediate Neighbour Consultation Meeting

Date: Wednesday, June 27, 2018
Time: 5:30-7:30pm
Location: Queensborough Community Centre
Format: Drop-in open house with display boards

Notification: The City of New Westminster provided a list of 65 neighbouring occupants, and postcards were 
delivered via Canada Post addressed mail to all those on the list.  

Newspaper advertisement: No newspaper advertisements were taken out.

Attendance: 2 members of the public attended the open house. 

Comment Sheets:	No	comment	sheets	were	filled	out.

Summary of feedback: The members of the public in attendance were a couple who resides in the neighbouring 
property to the east. Their comments/concerns included:

• Strong support for the design of the proposal generally;
• Support for the retention of a heritage resource, and the distinguishability of the new construction, both in

the new townhouses to the north of the original building, and the new dormers and additions to the heritage
building itself;

• Ensuring	on-site	drainage	of	ground	water,	so	as	to	not	have	runoff	onto	the	private	property	to	the	east	nor
onto Ewen Avenue or Wood Street;

• Provide good surveillance of the newly-proposed lane area to safeguard against vagrancy;
• Concern about the use of the east sideyard as a place for idling car engines;
• Concern for privacy between their rear yard and proposed side yard, citing the retention of trees on eastern

property line of the subject property as being an important way of preserving that privacy;

If there are any questions regarding this summary or feedback received, please feel free to contact us.  

Regards, 

James Burton
Architect AIBC
Birmingham & Wood Architects Planners
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B I R M I N G H A M   &   W O O D A R C H I T E C T S   •   P L A N N E R S

August 10, 2018

Hardev Gill
Development Services, Planning
City of New Westminster
511 Royal Avenue
New Westminster, BC V3L 1H9

RE: Summary of Applicant-led Public Consultation Meeting - 647 Ewen Avenue

Birmingham & Wood Architects Planners are pleased to provide a summary of the Applicant led Public 
Consultation Meeting for 647 Ewen Avenue.  

Summary of Applicant-led Public Consultation Meeting

Date: Tuesday, September 4, 2018
Time: 5:30-7:30pm
Location: Queensborough Community Centre
Format: Drop-in open house with display boards

Notification: The City of New Westminster provided a list of 65 neighbouring occupants, and postcards were 
delivered via Canada Post addressed mail to all those on the list.  

Newspaper advertisement: Advertisements notifying the general public of the open house were placed in two 
editions of the New Westminster Record.

Attendance: 0 members of the public attended the open house. 

Comment Sheets:	No	comment	sheets	were	filled	out.

Summary of feedback: No member of the public attended the Consultation Meeting and therefore no feedback 
was gathered.

If there are any questions regarding this summary or feedback received, please feel free to contact us.  

Regards, 

James Burton
Architect AIBC
Birmingham & Wood Architects Planners
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Tuesday June 19, 2018 

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

Hardev Gill $ Planning Technician $ City New Westminster 

Lambert Chow $ Architect (Birmingham & Wood ) 

RE:  QRA Presentation regarding 647 Ewen 

On Tuesday June 12, 2018 , the Queensborough Residents Association 
reviewed the presentation and development plans for 647 Ewen $ Heritage 

Revitalization Project. Our members are in favour and in approval for this 
application and project. 

Our membership voted an approval of this  project. 

Sincerely, 

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