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COMMUNITY HERITAGE COMMISSION 
 

Wednesday, May 1, 2019, 6:00 p.m. 
Committee Room #2, City Hall 

 
MINUTES 

 
VOTING MEMBERS PRESENT: 
Councillor Jaimie McEvoy  - Chair 
Maureen Arvanitidis  - Community Member 
John Davies    - Vice-Chair, Community Member 
Rosanne Hood   - NWHPS Representative 
Troy Hunter    - Community Member 
David Sarraf    - Community Member 
 
REGRETS: 
Jenelle Davies   - Community Member 
Deane Gurney   - Community Member 
 
GUESTS: 
Kirsten Sutton   - D3 Dimension, Drafting and Design Inc. 
James Wise    - Property Owner, 515 Fourth Street 
Elana Zysblat    - Ance Building Services 
 
STAFF: 
Rob McCullough   - Manager, Museums & Heritage Services 
Britney Quail    - Heritage Planner 
Heather Corbett   - Committee Clerk 
 
The meeting was called to order at 6:08 p.m. 
 
1.0 ADDITIONS TO AGENDA 
 

MOVED and SECONDED 
THAT the agenda of the May 1, 2019 Community Heritage Commission meeting 
be adopted, with the following amendments: 
 
5.2 May Day Event 

CARRIED. 
All members of the Commission present voted in favour of the motion 
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2.0 ADOPTION OF MINUTES 
 
2.1 Adoption of the Minutes of April 10, 2019 
 

MOVED and SECONDED  
THAT the minutes of the April 10, 2019 Community Heritage Commission meeting 
be adopted. 

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

 
3.0 PRESENTATIONS 
 

There were no items. 
 
4.0 UNFINISHED BUSINESS 
 
4.1 Fourth Street – Registered Heritage Bricks and Watermain Upgrade  

 
Britney Quail, Heritage Planner, summarized the staff report dated April 3, 2019, 
regarding required watermain upgrade work, roadwork and re-paving on Fourth 
Street, which would affect the heritage-listed brick road surface.  
 
In response to questions and comments made by the Commission, Ms. Quail 
provided the following information: 
 

• The overall project area is on Fourth Street, from Columbia Street to Agnes 
Street, however the bricks in questions are from Carnarvon Street to Agnes 
Street; 

• For any areas where no bricks exist, the proposal would be to re-pave with 
standard road surface; 

• Until work starts, the level of retention of the heritage-listed bricks would 
be unclear; 

• The City may have a stockpile of bricks from a past project, which may be 
available for use in this project to replace some bricks if damaged; and, 

• If future private development were to occur on Fourth Street, the road 
surface would likely be unaffected. 

 
Discussion ensued and the Commission made the following comments: 
 

• Cultural conservation is important, and the bricks are a reminder of what 
was there in the past; however the mixture of pavement and brick may not 
achieve an aesthetic effect; 

• If it is not possible to conserve the bricks, the City could consider removing 
the bricks entirely and replacing them with other bricks, another 
aesthetically pleasing alternative, or a material that would provide more 
traction for buses and other vehicles; 
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• The heritage aspect of the bricks comes from their position in situ on 
Fourth Street, and in relation to St Peter’s Church; 

• If possible, it would be important to make a reasonable attempt to remove 
the bricks in order to retain them; and, 

• It is possible to purchase various types of used bricks from suppliers in the 
region. 

 
MOVED and SECONDED  
THAT the Community Heritage Commission recommend that the Director of 
Engineering support the scope of work outlined in the April 3, 2019 staff report, 
and proceed with the intent of trying to remove bricks from road surface and 
replace them when complete; 
 
THAT, if removal and preservation is not possible, the Engineering Department 
utilize the City’s store of similar bricks to approximate what was there before; 
and, 
 
THAT, if the City stores do not contain enough bricks, or they are not compatible, 
the Engineering Department determine another similar way of making the Street 
aesthetically pleasing, such as pavers or cobblestones. 

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

 
5.0 NEW BUSINESS 
 
5.1 515 Fourth Street – Heritage Revitalization Agreement 

 
Britney Quail, Heritage Planner, summarized the staff report dated May 1, 2019 
regarding a Heritage Revitalization Agreement (HRA) to allow restoration and 
Heritage Designation of the protected 1940 Rankin House, in exchange for 
conversion of the house to a stratified duplex and the construction of a third, 
stratified infill house on the property.  
 
Ms. Quail reviewed the variances proposed and noted that the Land Use and 
Planning Committee (LUPC) had supported the application but required the 
overall site FSR to be reduced to 0.8, which would be consistent with other 
protected properties in the Queen’s Park Heritage Conservation Area (HCA). 
 
In response to questions from the Commission, Ms. Quail provided the following 
information: 
 

• The heritage house has been deemed by staff to have moderate heritage 
value; however, the intention is for the CHC to further consider this 
assessment; 

• The owners revised the original density proposal for the infill house 
following the LUPC’s recommendation; 
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• A motion of Council, or an HRA, is required to stratify an already existing 
building; 

• Within the context of the Queen’s Park HCA, the current policy is that 
stratification of a dwelling can only occur through an HRA; however, 
further discussion with Council is still planned on the topic of stratification 
of infill buildings without an HRA; 

• The property line between 515 Fourth Street and 316 Regina Street is likely 
a historic lot line, and the Regina Street property is likely a historically 
existing lot, which allows the owners to build within the Zoning Bylaw 
requirements; and, 

• This application is following the standard practice for HRAs; the next step 
in the development review process is that the application would go to the 
Residents’ Association and neighbourhood consultation.  

 
James Wise, Sage Construction and Owner, Kirsten Sutton, D3, and Elana 
Zysblat, Ance Building Services, provided a PowerPoint presentation covering the 
following information: 
 

• Goals and objectives of the project and overall benefits to the 
neighbourhood and the City; 

• Heritage significance and character defining elements of the property; 
• Conservation objectives and restoration details; and, 
• Details of the site plan and infill house design, proposed to be compatible 

with the main house and streetscape. 
 
In response to questions from the Commission, Mr. Wise and Mses. Sutton and 
Zysblat provided the following information: 
 

• The house was purchased in 2018 and is not currently occupied by the 
owner, nor does the owner intend to live in any of the units once complete; 

• The restoration and construction would take approximately one year to 
complete; 

• Due to market uncertainty, the financial return that the owner would see 
through the sale of the stratified units is uncertain; 

• The intention behind stratification is to provide an opportunity for more 
than one family to occupy the property; 

• The split of the heritage house is as follows: 
o Unit with the side door on Fourth Street gives access to half of the 

main floor, and the upper floor; 
o Unit with historic door gives access to balance of main floor and the 

basement; 
• The heritage house would be raised to move it to its proposed new location 

on the property, but would remain its current height once in final situ; 
 
 

Doc#1414988   Community Heritage Commission Minutes     Page 4 
 May 1, 2019 



 

• The heritage house would be closer to its front property line than the 
neighbouring house across Regina Street, however the exact amount is 
unknown because the survey information for the neighbouring houses was 
not available; and, 

• It would be necessary to move the heritage house in order to create space 
for the infill house and two rear or side yard parking spots required. 

 
Discussion ensued and the Commission made the following comments: 
 

• From a conservation aspect, it may be important to consider the potential 
need for fire-proof cladding and fire protection mechanisms, especially 
considering the proximity of the infill house to the heritage house; 

• A single house on the property may better preserve the character of the 
house, and be more respectful of the existing and dominant density levels in 
the neighbourhood;  

• It is becoming increasingly unaffordable to purchase property in the 
Queen’s Park area, and this proposal would increase density and create 
greater feasibility for families to live in the area; 

• The proposed circular nature of the stairs appear to go against the original 
intent of the design of the heritage house and its conical roof, and should be 
reconsidered; 

• The proposal appears reasonable in terms of retention of heritage elements, 
overall space, and the parking provided; 

• This proposal for stratification may set a serious precedent for development 
in the HCA, and significant community opposition has been noted; 

• Residents and visitors value the greenspace in the Queen’s Park area, and 
the proposed densification, through the addition of a second building on 
site, may cause a loss of greenspace and therefore character in the 
neighbourhood; and, 

• The preservation of heritage value, which is a benefit to the City and the 
neighbourhood, does not appear to be balanced with the benefits provided 
to the owner in this application. 

 
MOVED and SECONDED 
That the Community Heritage Commission recommend that Council support the 
Heritage Revitalization Agreement for 515 Fourth Street; 

DEFEATED. 
Councillor Jaimie McEvoy, Maureen Arvanitidis, John Davies, and Rosanne Hood 
voted in opposition to the motion. 

 
MOVED and SECONDED 
That the Community Heritage Commission recommend that Council not support 
the Heritage Revitalization Agreement for 515 Fourth Street; 

DEFEATED. 
Councillor Jaimie McEvoy, John Davies, Troy Hunter, and David Sarraf voted in 
opposition to the motion. 
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MOVED and SECONDED 
THAT the Community Heritage Commission delay support for the HRA for 515 
Fourth Street until: 

a) The neighbours have been consulted; and, 
b) Policy work on stratification in Queen’s Park HCA has been resolved; and, 
c)  

THAT the Community Heritage Commission recommend that the project returns to 
the Commission at a later date. 

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

 
5.2 Mayday Event 

 
Troy Hunter, Community Member, discussed the UNESCO Recommendation on 
the Safeguarding of Traditional Culture and Folklore, including the tradition of 
dance, in reference to the City’s tradition of Mayday, and expressed concern for 
the perceived loss of the event, noting the following: 
 

• Preservation of the event and its possible modification, needs purposeful 
discussion in the City in order to ensure that the event is kept current and 
relevant; and, 

• Intangible heritage is part of CHC’s role and there is growing concern in 
the community that this cultural history may be lost if nothing is done to 
safeguard the Mayday celebrations. 

 
The Commission noted that there may be merit to the creation of a City body of 
representation that would protect folklore, as it covers a wide spectrum. 
 
Councillor McEvoy noted that in terms of policy, the City still supports Mayday; 
however the event lies under the jurisdiction of the School Board. 

 
6.0 REPORTS AND INFORMATION 
 
6.1 General Inquiries from the Commission 
 

There were no items. 
 
6.2 Demolition Permit Applications Issued January 24, 2019 to April 17, 2019 
 

ADDRESS YEAR BUILT NEIGHBOURHOOD 
934 Laurel Street 1948 Victory Heights 
271 Jardine Street 1940 Queensborough 

 
7.0 CORRESPONDENCE 
 

There were no items. 
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8.0 NEXT MEETING 
 
8.1 Next Meeting Date: Wednesday, June 12, 2019 at 6:00 p.m., in Committee Room 

#2 at City Hall, or at the call of the Chair. 
 
 
9.0 ADJOURNMENT 
 
ON MOTION, the meeting was adjourned at 8:16 p.m. 
 
Certified correct, 

 
 
 
 
 

              
Councillor Jaimie McEvoy    Heather Corbett 
Chair        Committee Clerk 
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City of New Westminster   
 

                   R E P O R T  

 
DEVELOPMENT SERVICES DEPARTMENT 

 

To:                Community Heritage Commission 

 

Date: June 12, 2019 

 

From: Michael Watson,  

Planner 

 

File: OCP00018 

HER00604 

Subject: 1111 Sixth Ave – Official Community Plan Amendment and Heritage 

Revitalization Agreement Applications 

 

 

EXECUTIVE SUMMARY 
 

A Heritage Revitalization Agreement (HRA) application and an Official Community Plan 

(OCP) Amendment application have been received which would allow the development 

of a child care facility in a new four storey building adjacent to the West End Methodist 

(Shiloh) Church, a Designated heritage building at 1111 Sixth Avenue. A site context 

map is included as Attachment 1. 

 

The 1911 church is already legally protected, but through this application would be 

restored, and would be required to commit to a maintenance plan. These plans are 

available in Attachment 4.The proposed new building would include 114 child care 

spaces, a residential suite for a caretaker, and retail space at the main floor. The project’s 

plans are included in this report as Attachment 2.  

 

The Community Heritage Commission is being asked to review the application and 

provide feedback in relation to the following elements:  

• The prepared Statement of Significance; 

• The appropriateness and level of the heritage conservation work proposed, as 

detailed in the Heritage Conservation Plan (Attachment 4); 

• The appropriateness of the design of the new building, as detailed in the 

Design Plans (Attachment 2);  

• The relationship between the new building and the heritage church; and 

• The relationship between the new building and the Mandeville Block. 

 

The Community Heritage Commission is also being asked to provide a recommendation 

to Council on this application.  
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POLICY AND REGULATIONS 

 

Official Community Plan (OCP) Land Use Designation 

 
The existing OCP includes two designations for the subject site. The western portion of 

the site is designated Mixed Use Low-Rise and the eastern portion of the site is proposed 

to be designated Residential – Detached and Semi-Detached Housing. The proposed 

Heritage Revitalization Agreement to restore and formalize the church portion of the site 

is compatible with the OCP Land Use Designation. However, the portion of the proposed 

child care facility within the Residential – Detached and Semi-Detached Housing 

designation is not compatible with that designation. As such, an OCP Amendment 

application is required.  

 

Heritage Assets  

 

In the OCP, both of these Land Use Designations indicate that development should be 

sympathetic to and respective of any heritage assets, even if the asset is on an adjacent 

site. The OCP encourages the use of Heritage Revitalization Agreements, when a heritage 

asset on the site is appropriately incorporated into a development. Through this type of 

agreement, the development may be eligible for incentives such as an increase in density 

or a reduced parking requirement, or to formalize an existing, larger scale land uses such 

as a low rises or a place of worship. As a result of the heritage components of this project, 

the proposed land uses in this application are consistent with the OCP. 

 

Upper Twelfth Street Commercial Development Permit Area 
 

The western portion of the subject site is located within the Upper Twelfth Street 

Commercial Development Permit Area. As part of the OCP Amendment application, the 

eastern portion of the subject site would also be added into this Development Permit 

Area. The Development Permit Area is designated in order to facilitate new commercial 

and mixed use development, with active commercial spaces oriented towards Twelfth 

Street.  

 

Design Guidelines 

 

The Development Permit Area specifies design guidelines for new construction. The 

design guidelines include a subsection on neighbourhood character, the intent of which is 

that new development both retain and enhance the existing street character. Per these 

guidelines, interpretation of Art Deco character elements is encouraged. However, direct 

imitation of Art Deco Styles is highly discouraged. The guidelines encourage new 

buildings to be distinctly contemporary, with elements of Art Deco Styles, where the 

overall design and massing is respectful of the existing character buildings. The character 

11
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related design guidelines for this Development Permit Area are included in this report as 

Attachment 5. 

 

Zoning Bylaw 

 

Similar to the OCP Land Use Designation, the existing zoning for the site is also split. 

The western portion of the site is zoned Community Commercial Districts (Medium Rise) 

(C-2A).  The intent of the C-2A zone is to “allow mixed use development consisting of 

pedestrian oriented commercial businesses and three storeys of residential development 

above”.  The eastern portion of the site is zoned Neighbourhood Residential Dwelling 

Districts (NR-1). The intent of this district is to allow single detached dwellings reflecting 

neighbourhood standards in the Kelvin, West End, and Connaught Heights 

neighbourhoods. 

 

The proposed development does not fit with the existing zoning districts for the site and 

as such, a Heritage Revitalization Agreement is required. 

 

Heritage Revitalization Agreement 

 

There is recognition in the community that there should be a variety of heritage incentive 

tools that assist and encourage property owners to conserve their heritage buildings, and 

that the most appropriate legislative tool to achieve this is the Heritage Revitalization 

Agreement (HRA). Through this tool, and in exchange for heritage benefits, certain 

zoning relaxations, including an increase in density, are considered appropriate incentives 

that offer property owners a financially viable means for conservation.  

 

Heritage Designation Bylaw 

 

The Church site is protected through Heritage Designation Bylaw No.5910, 1990. 

 

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

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

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

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

Heritage Designation Bylaw does not require restoration or repair work as a condition of 

the bylaw issuance.  

 
The negotiation of a Heritage Revitalization Agreement on this property would not 

impact the protection afforded to the church through the Heritage Designation Bylaw. 

Additionally, any work approved through the Heritage Revitalization Agreement would 

be required to be reviewed and authorized through a Heritage Alteration Permit.   
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Standards and Guidelines for the Conservation of Historic Places in Canada 

 
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in 

Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects 

within the city. All HRA proposals are carefully evaluated by staff using the Standards & 

Guidelines to determine the level of compliance. Reviews are also conducted by staff to 

ensure conservation work on the exterior of the church is in compliance with the heritage 

standards in this document. Additionally, the design of the new building is reviewed 

against the principals and guidelines in this document.  

 

BACKGROUND 
 

Site Characteristics and Context 
 

The site consists of two lots and three legal parcels. The eastern lot, which consists of two 

legal parcels, contains the West End Methodist Church building. The church was 

constructed in 1911 and an annex building was constructed in 1953. The western lot is 

primarily vacant, but does provide some unpaved surface parking. A site context map is 

included as Attachment 1.  A streetscape rendering has also been provided in the 

architectural Design Plans (Attachment 2). 

 

To the east of the subject sites are properties which are zoned and used for single 

detached dwellings. To the north of the site, across the lane are also properties which are 

zoned and used for single detached dwelling units. To the west of the site is a four storey 

mixed use building (Mandeville Block/Hunter Heights) which was also constructed in 

1911, and which is on the City’s Heritage Register.  

 

Recognized Heritage Value of the Church  

 

The West End Methodist (Shiloh) Church is a significant building with high heritage 

value. Its high value was recognized more than 25 years ago when Council adopted a 

Heritage Designation Bylaw for the site on February 26, 1990. According to the 

Statement of Significance (pages 7/8 in the Heritage Conservation Plan, Attachment 4), it 

is valued for its representation of the regional growth of the Methodist Church, for its 

connection to notable architect Thomas Hooper (1857-1935), for its age, and for its 

architectural and aesthetic significance.  
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PROPOSAL 

 

Project Description  

 
Proposed is the construction of a new four storey building adjacent to the Shiloh Church. 

These buildings would both sit on a shared property. The existing annex building and 

other unsympathetic changes to the church building would be demolished/ removed, and 

the church would be restored. Little work would be undertaken on the inside of the 

church. The new building would include: 

• retail space at the main floor on Sixth Avenue; 

• 114 child care spaces on the second floor and part of the third floor; and  

• a two storey residential suite for a caretaker on part of the third and fourth floors 

(adjacent to an open outdoor play space for the daycare on the top of the 

building). 

Project statistics are summarized in a table below, and the project’s architectural, site, and 

design plans are included in this report as Attachment 2. 

 

Table 1: Project Statistics 

Site Characteristic Proposed Statistics 

Existing Site Area (gross) 

   Child care Site  

   Church Site 

1,622 metres square (17,455 sq. ft.) 

798.78 square metres (8,598 sq. ft.) 

822.84 (8,857 sq. ft.) 

Site Frontage 57.55 metres (188.82 ft.) 

Lot Depth 28.16 metres (92.39 ft.) 

Gross Floor Area (Total) 

   Child care 

   Retail 

   Caretaker Suite 

   Church 

2,508 metres square (27,004 sq. ft.) 

1,341 square metres (14,435sq. ft.) 

117 square metres (1,262 sq. ft.) 

183 square meters (1,972 sq. ft.) 

867 metres square (9,335 sq. ft.) 

Floor Space Ratio (Total) 

   Child care 

   Retail 

   Caretaker Suite 

   Church 

1.55 FSR 

0.83 FSR 

0.07 FSR 

0.11 FSR 

0.53 FSR 

Building Height 

   Proposed Building 

   Church 

 

12.47 metres (40.9 feet) / 4 storeys 

2 storeys 

Parking 13 full sized spaces (1 electric vehicle space) 

1 parking space for persons with disability 

2  compact car spaces 

16 total parking  spaces 
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Parking and Transportation 

 

Parking access to the building would be from the rear lane. The applicant has proposed 

16 off-street parking spaces – eleven spaces within an underground parking structure; two 

new parking surface spaces in the northwest corner of the site accessed directly from the 

lane; and the retention of three parking space to the east of the existing church, also 

accessed from the lane. Drop-off and pick-up for the childcare has been proposed to 

occur on street along Sixth Avenue.  

 

Heritage Benefits 

 
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. 

An important benefit to the public is the long-term legal protection that an HRA provides, 

but it is not the only benefit that an HRA provides.  

 

It is possible that over time, in order to remain viable, an already protected heritage 

building might need a change of use, an increase in density or some other form of zoning 

incentive provided through HRAs. It is therefore reasonable that Council would consider 

entering into HRA negotiations with the owner of an already protected heritage building.  

In this application, the property already has legal protection through a Heritage 

Designation Bylaw, thus the heritage benefit would consist of other considerations. The 

following benefits were not required under the Heritage Designation Bylaw but would 

form part of the HRA: 

 

• A Heritage Conservation Plan, which includes restoration and repair work for the 

historic elements of the building; 

• Professional assessment of the structural condition and physical elements of the 

building (necessary prior to the repair and restoration work); 

• A maintenance plan for the church moving forward; and 

• Increased longevity and viability of the historic building and its historic use. 

 

Additionally, an HRA allows the City the opportunity to work with the applicant to 

ensure that the design of a new building on the adjacent lot is sympathetic and respectful 

of the historic church. 
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DISCUSSION  

 

Heritage Conservation Work and Maintenance Plan 

 
The proposed conservation work involves mostly retention of existing heritage character 

features. The unsympathetic 1950s annex addition would also be removed from the site, 

which could be considered to enhance and respect the heritage character of the church.  

Restoration is proposed for the following elements: 

• The west projecting bay entrance will be restored to match the original historic 

character of the building; 

• Installation of an adequate rainwater disposal system; 

• Repairing window frames, trims and counterbalances, with re-puttying and 

weather-stripping as necessary; 

• Repointing may be required for the precast concrete blocks; and 

• Damaged materials may require replacement that is visually and physically 

compatible.  

 

Further details are available in the Heritage Conservation Plan which is included in full in 

this report as Attachment 4. A maintenance plan is also included in that document.  

 

Design of the New Building 

 
The HRA and the Development Permit Area allow the City the opportunity to work with 

the applicant to ensure the design of an infill building on a heritage site is appropriate to 

its historic context, and is respectful of the historic building on site. Elevation drawings 

of the proposed new building for the project are included in the Design Plans 

(Attachment 2) and a Design Rationale, which details the goals of the building’s design, 

is included in Attachment 3. As the application is an HRA, the infill building should be 

consistent with both the City’s design guidelines and the Standards and Guidelines for 

the Conservation of Historic Places in Canada. Further discussion of these design 

guidelines is below: 

 

Development Permit Area Design Guidelines 

 

Staff considers the design of the new building to be consistent with the Development 

Permit Area Design Guidelines, which encourage new buildings to be distinctly 

contemporary while integrating references to or elements of the Art Deco Style found in 

the character of buildings along Twelfth Street, and to have a massing which is respectful 

of existing buildings. The design of the new building, with respect to the Development 

Permit Area guidelines, was reviewed in more detail by the New Westminster Design 

Panel and their comments have since been incorporated into the building’s design. 
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Standards and Guidelines for the Conservation of Historic Places in Canada 

 
The Standards and Guidelines also encourage new buildings to be distinctly 

contemporary, so as to appropriately represent their period of construction, and not falsify 

the history or historic development of a place or specific site. Additionally, similar to the 

Development Permit Area design guidelines, these guidelines also strongly encourage 

new additions to a historic building or site be respectful of the existing heritage asset, 

especially the fabric of the building, but also in its design: the new building should not be 

overwhelming, or detract from the historic features of the heritage asset.  

 

Relationship of the New Building to Shiloh Church 

 

The existing church has architecture influenced by the British Arts & Crafts tradition and 

an asymmetrical massing when viewed from the primary frontage (Sixth Avenue). The 

Statement of Significance for this building is included in the Heritage Conservation Plan 

(pages 7/8, Attachment 4). Its character defining elements include; corner bell tower, 

cross-gabled wooden hipped roof, pre-case concrete block cladding, and gothic stained 

glass windows. The corner bell tower adds a strong vertical element and height and 

massing to the east side of the church building adjacent to the location of the proposed 

new building. The applicant has responded in the design of the new build by adding 

massing and height on the west side of the new building, which would mimic the bell 

tower’s height. The tower portion of the new building includes taller narrower window 

which reference some of the windows on the historic building. 

 

The project also proposes a courtyard area of approximately 93 sq.m. (1,000 sq.ft.) 

located along Sixth Avenue between the new building and the church. This courtyard 

would separate the church building from the new building by 9.23 metres (30.29 feet) and 

would setback this portion of the new building back behind the front wall of the church. 

There is also a separation distance between the two buildings of 4.38 metres (14.37 feet) 

from most of the remaining length of the wall between the buildings. 

 

The courtyard and the proposed building separation distances create separation for light 

and air penetration, and visibly distinguishes the infill building from the historic church. 

The new building would not be attached to the heritage structure. 

 

The applicant has also proposed some similarities in materiality between the historic 

church and the infill building. The applicant has proposed the use of grey brick on a 

significant portion of the building which would be similar in colour and materiality to the 

stone used on the historic church building. The applicant has also incorporated subtle 

green cues to reference the green colour of the upper levels of the church building.  

 

The following elements of the new building would benefit from further work to better 

reference the church: 
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1. Window muntin pattern – the tall, narrow windows in the new building spire are 

consistent with the Gothic character of the church windows. However, the muntin 

pattern in the main body of the new building are variously at the top or base of the 

windows, and are not narrow like the Gothic church windows. Windows with 

muntins only at the top, and additional vertical muntins would be more consistent. 

 

2. The gold accent colour proposed for the new building, while consistent with Art 

Deco colour palettes, appears to clash with the palette of the church. Replacing 

these with another Art Deco colour (such as cherry red accents) may be a better 

approach, as it could then be consistent with both an Art Deco palette and the 

heritage church’s colour palette. 

 

3. The contemporary awnings are generally consistent with expectations for such a 

building, and would better reference the heritage building if they were canted 

similar to the shed roof over the church’s entrance. 

 

Relationship of the New Building to Mandeville Block 

 

The proposed development is adjacent to a four storey mixed use building (Mandeville 

Block/Hunter Heights) on the west which was constructed in 1911 and which is on the 

City’s Heritage Register. The Mandeville Block is a good example of vernacular 

Craftsman style. It’s character defining elements include side-gabled hipped roof with 

open eaves and a series of gabled dormers, elaborate wooden brackets and large exposed 

beam ends, large external chimney and tan-coloured Clayburn brick masonry cladding. 

The Statement of Significance for this building is included in Attachment 6.  

 

This existing building is built within 0.61 metres (2 feet) of the shared property line with 

the subject site and includes windows for both commercial and residential units which 

open into the subject site. The applicant has responded by pulling the upper level massing 

(levels two, three and four) away from the west property line. This creates separation for 

privacy, and light and air penetration. The applicant would be required to coordinate and 

come to an agreement with the adjacent property owner in regards to the window 

openings at the first level. The first level is also proposed with no setback to maintain a 

consistent commercial frontage. 

 

FEEDBACK FROM THE COMMISSION 

 
The Community Heritage Commission is being asked to review the application and 

provide feedback in relation to the following elements:  

• The prepared Statement of Significance; 

• The appropriateness and level of the heritage conservation work proposed, as 

detailed in the Heritage Conservation Plan (Attachment 4); 

18
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• The appropriateness of the design of the new building, as detailed in the 

Design Plans (Attachment 2) in terms of respectful massing and references to 

the heritage buildings, with particular consideration of: 

o Window muntin pattern, 

o Accent colour, and 

o Angle of awnings;  

• The relationship between the new building and the heritage church; and 

• The relationship between the new building and the Mandeville Block. 

 
The Community Heritage Commission is also being asked to provide a recommendation 

on the project to Council. The following options are available for consideration by the 

Commission:  

 

1) That the Community Heritage Commission recommend that Council support the 

Heritage Revitalization Agreement for 1111 Sixth Avenue;  

 

2) That the Community Heritage Commission recommend that Council does not 

support the Heritage Revitalization Agreement for 1111 Sixth Avenue;  

 

The Community Heritage Commission could also provide an alternative 

recommendation. 

 

ATTACHMENTS 

 

Attachment 1: Site Context Map 

Attachment 2: Design Plans 

Attachment 3: Design Rationale  

Attachment 4: Heritage Conservation Plan and Statement of Significance 

Attachment 5: Upper Twelfth Street Commercial Development Permit Area Character  

  Design Guidelines  

Attachment 6: Mandeville Block Statement of Significance 
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Site Context Map: 1111 Sixth Avenue 
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Attachment #2 

Design Plans 
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PLANT LIST SCHEDULE
SYMBOL QUANTITY BOTANICAL NAME COMMON NAME SIZE SPACING

SHRUBS
AV 15 Azalea 'Variegata' Variegated Azalea No. 2 Pot 900mm
HB 30 Hebe buxifolia Box Leaf Hebe No. 2 Pot 750mm
CH 37 Cephalotaxus harringtonia 'Fastigiata' Japanese Plum Yew No. 3 Pot 900mm
HM 7 Hydrangea macrophylla 'Masja' Masja Hydrangea No. 2 Pot 900mm
HP 2 Hydrangea paniculata Limelight Std. Limelight Hydrangea Std. No. 10 Pot 2500mm
J 5 Juniper Topiary Juniper Topiary No. 5 Pot In pot
SH 51 Sarcococca hookeriana var. humilis Dwarf Sweetbox No 2 Pot 600mm
PERENNIALS/GRASSES/GROUNDCOVERS
cs 13 Cimicifuga simplex ‘Hillside Black Beauty’ Hillside Black Beauty Bugbane No. 1 Pot 750mm

62 Festuca glauca Blue Fescue No. 1 Pot 300mm
52 Echinacea purpurea Prairie Splendor Prairie Splendor Coneflower No. 1 Pot 450mm
76 Heuchera micrantha ‘Palace Purple’ Palace Purple Coral Bells No. 1 Pot 300mm

VINE
ha 1 Hydrangea anomala petiolaris Climbing Hydrangea No. 2 Pot As Shown

Notes:
1.  Assume 450mm growing medium depth (import) for new planting beds (typ).
2.  Plant schedule lists plant quantity totals.
3.  Landscape Architect to review plant material prior to installation.
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Min. 2% Slope
 to Edge

Plant spacing as per plan

Plant material installation @ 50mm
higher than surroundings to facilitate
mulch installation

Prepared planting soil
150mm min.

Existing subsoil

Granular herbicide ronstar 9 or approved
pre-emergent herbicide.  Apply according
to manufacturer's directions above and below mulch

50mm decomposed bark mulch

50mm wide woven polyweb banding attached to
stake with shingle nails.
Strapping sources: Fabritech Manufacturing ltd.
#201 - 20540 Duncan Way, Langley,
ph: 604-534-5300, fx:604-534-6306
George n. Jackson ltd.
600 derwent way (annacis island), Delta, B.C. V3M
5P8
(t) 1-800-663-1369
(f) 1-800-663-3736
www.Jackson.ca

18
02

12
00

300
MIN ROOT BALL

300
MIN

2 pressure treated Ø50-Ø75mm round wood stakes
2m lengths. Stakes should be aligned parallel to
sidewalk/road

Notes:
1. Root barrier is required to protect concrete curbs and

sidewalks from root upheaval.
2. Sacking/bulblap to be loosened and dropped to the bottom of the

planting hole. All string, twine etc to be removed
3. All wire baskets shall have the top 1/3 of the wire removed prior to

planting
4. All trees shall be single stemmed
5. Install approved root barrier system - 'deeproot' model ub 18-2

'vespro' model rs-18; or 'nds' model ep-1850. Install as per
manufacturers specifications

Typically root barrier is required at back edge of
concrete curb and/or against
front and/or back of sidewalk

'Arborgard+' tree trunk protector - AG-9-4
or 'nds' - tree trunk protector - tp 128 nds

50mm deep saucer formed in topsoil for initial first
year watering. Fill saucer with bark mulch

300mm minimum of topsoil around root ball
compacted to 85% MPD

Stakes to not penetrate root ball. Stakes to penetrate
native soil by 300mm

Root barrier for  5m length adjacent to
sidewalk/curb  centered on tree - 450mm depth

of root barrier system Root barrier is not required
where the tree is planted  greater than 1.8m o/s

to curb line or sidewalk  and where there is no
sidewalk

Do not trim leader

Thin Branches by 13
Retain normal plant shape

Decomposed Bark Mulch
75mm min

Create Topsoil Saucer
150mm min

Gently Compacted Topsoil Mixture
to BC Landscape Standard: "Well
Groomed" soil

Tamped Admixture Backfill

12
5

Notes:
1. Contractor to provide expansion joints where concrete meets all vertical structures
2. Horizontal scoreline 1500mm o.c. center scoreline on 150mm smooth finish or to match
existing concrete pathway

10
0

125mm concrete slab
install as per specifications typ

 Slope away from sidewalk

20mm rounded edge typ

Asphalt impregnated fiberboard
along any vertical surface to be installed
below top of concrete pathway with
removable plastic mould strip. Resulting
joint to be sealed with gray joint
filler/sealer.

6 gauge  4" x 4" wire mesh chaired and
centered in slab. Consultant to inspect
mesh and form work prior to pouring.

100mm min of 95% MPD compacted
aggregate base course under concrete
slab typ

Compacted sub grade 95% MPD

Light broom finish with minimum 1%
cross slope

300

50

Building wall. Refer to Architects detail

Protection board & membrane. Refer to Architects detail

200 x 50 pressure treated timbers, fixed in place with 400
x 50 pressure treated stakes every 1000mm

Topsoil and mulch (As per specification)

25mm round river rock
40mm crushed gravel (No fines),
compact to 95% MPD.

15
0

Prepared Subsoil (Free draining).
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Notes:

1. Contractor to provide shop drawings of fence for approval by Landscape Architect.
2. Install all components as per manufacturer's specifications
3. Footings to be reviewed by structural engineer.

1869
600

81

13mm wrought iron

19mm wrought iron pickets

50mm wrought iron post with
cap

19mm wrought iron top arch

Finished Grade or Top of Wall

Subgrade
Compacted to 95% MPD.

19 minus aggregate base
compacted to 95% MPD.

75

Concrete Footing
Reinforced with 10M rebar60

0
15

0

300

12
00

94
1

38

30
0

10
0 37

5
40

0
40

0
40

0
37

5

10
0

20
0

10
0

450

200 250600
typ.

450
typ.

100 x 300mm rough cut cedar
chamfered on both ends

300 x 300mm rough cut cedar post

50 x50mm rough cut cedar

50 x100mm rough cut cedar

100 x100mm rough cut cedar

50 x50mm rough cut cedar

100 x 300mm rough cut cedar
chamfered on both ends
300 x 300mm rough cut cedar post

50 x100mm rough cut cedar

50 x50mm rough cut cedar

100 x 300mm rough cut cedar
chamfered on both ends
300 x 300mm rough cut cedar post

100 x100mm rough cut cedar

50 x50mm rough cut cedar

600
typ.

10
0

30
0

10
0

25
0

52
5

Size and depth of footing to be specified
by Structural Eng.

Anchor to be specified by Structural Eng.

Connections to be specified by Structural Eng.

Notes:
1. All wood elements paint in black.
2. Align posts with reveals on wall behind.

50 typ.

10
0

3600

4800
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Surfacing Sof'Fall engineered
wood fiber 300mm depth

10
0

Finished Grade - Grass

6x6 pressure treated lumber

30
0

Nilex Non-woven 4545 Landscape Fabric - Typ.

150

30
0 600mm rebar dowel 900 o.c.

15
0

150mm 19mm minus compacted
aggregate to 98% SPDD

compacted subgrade to 98% SPDD

Notes:
1. Contractor to install engineered wood fiber play surface, filter fabric and drainage system

as per manufactures specifications.
2. Provide Additional Depth as Required in Accordance of Toy Heights and Manufactures

Specifications.
3. Stain all cedar elements with Sikkens Cetol SRD RE. Colour: nature.

2x8 cedar cap

BIKE RACK
Model #: R-8239 Wave Bike Rack
Material: Steel
Mount: Surface
Manufacturer: Reliance Foundry Co. Ltd

          www.reliance-foundry.com/
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               www.jambette.com

Notes:
1. Material: Decking: S4S cedar 2x4.
                  Stringers: Pressure treated 2x4.
2. Stain all cedar elements with Sikkens Cetol SRD RE.
    Colour: Nature.

PLANTER POT
Model #: Rosa Planter
Sizes: Medium - 30"x18"x31gal., Large - 36"x29"x39gal.
Colour: Daisy
Manufacturer: Landscape Forms

7 Scale N.T.S.
BIKE RACK 8 Scale N.T.S.

PLANTER POT
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DESIGN RATIONALE:

ATTENTION: City of New Westminster, Development Services, Planning

DATE: June 04, 2019

PROJECT: 1111 6th Ave., New Westminster JOB No: 216-037

Design Rationale
for the

Wisdom Forest Early Learning Centre
Daycare & Residence

Program Requirements & Project Description:

Daycare

 4-Infant-Toddler daycare classrooms for 1-3 year old’s, each accommodating
twelve (12) children.

o Each with cubbies, kitchenettes, washrooms and nap rooms.
 2-Children 3-5-year-old daycare classrooms each accommodating twenty-five

(25) children.
o Each with cubbies, kitchenettes and washroom.

 1-After School care classroom accommodating sixteen (16) children.
o With kitchenette and individual washrooms.

 Staff office, lunchroom and washroom.

Residence

 Daycare residence – 4 bedrooms with ensuites, office, powder room, living,
dining, and kitchen.

o This will house the person managing the daycare with his/her family.
 Spouse, two children and grandparents. Total of six (6) people.
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Retail

 Retail space fronting 6th Avenue is provided with a preference to be leased to
child themed stores that could include toy and children’s bookstores.

Existing Church

 The ground floor of the existing church is intended to be used as a children’s
indoor play area.

 The main floor of the existing church has splendid raked floor and seating. It is
intended that the church be available for use by local congregations on Sundays
and offered to local schools or performing arts groups on evenings and
weekends.

Relating to Historic Church

 The existing building at 1113 6th Avenue connects to the church building at the
northwest corner of the church. The existing building also extends all the way to
the former property line to the church. In this way it smothered and obscured
much of the west elevation of the church and also diminishes views to its
imposing tower and spire at the southwest corner of the church. Also, parts of
the west facing overhangs at the church have been chopped off.

 The proposed new building is pulled back in a westerly direction away from the
church. This frees up open green space between the new building and the
church. The side entrance to the church will be reconstructed. The overhang at
this entrance will be reconstructed. Also, this space can be appropriately
landscaped in keeping with the landscaping to the east of the church. This also
allows the church to be a more prominent feature on the street just as it had
been when it was constructed.

 The massing of the proposed daycare building has a stepping form in plan at all
four storeys, at the southeast corner of the building. The elevator shaft of the
daycare building is 10’-9” lower than the roof peak of the church tower. This
respect and enhances the views to and prominence of the church tower and
spire.

 The church will contain spaces that will be used in conjunction with the daycare
uses in the new building.

 The entrance to the daycare lobby is situated at the southeast corner of the site
that is closest to the entrances to the church.

 A gentle ramp is proposed to access the lower level of the church. This level of
the church is proposed to be used as an indoor activity area for the children at
the daycare.
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Hunter Heights Social Housing at 1115 6th Avenue

 The daycare building is designed to also relate to the four-storey residential
building to the west known as the Hunter Heights residential building.

 The east façade of Hunter Heights comes within 2’-6” of the property line to the
daycare.

 There are no residential windows facing east on the ground floor. This allows
the existing retail uses at the ground floor of Hunter Heights to continue across
to the daycare building.

 However, there are residential windows at the upper floors of Hunter Heights.
To preserve the view and light into these existing windows, the daycare building
is pulled back 15’-8” from the property line at the second, third & fourth floors.

 Windows at Hunter Heights don’t line up directly with the windows of the daycare
to improve privacy for both buildings. See west elevations with overlays.

Neighbours Across the Lane

 There is a one storey commercial building and two two-storey houses across the
lane.

 The lane, at twenty-six feet, is very wide. This affords a good separation from
the houses to the north.

 The daycare building massing steps down to the north by one-storey so as to
provide a height transition to relate to the houses to the north.

 The parking level of the daycare building is also lowered from the lane making it
look like a two and a half storey building facing its neighbours to the north.

Site Conditions

 The site slopes by nearly a full storey from the lane at the north to 6th Avenue at
the south. There is also a slope from the church at the east side of the daycare
to the Hunter Heights building at the west side.

 Access to the parking areas occurs at the lane to the north to minimize traffic on
6th Avenue.

 Access to the lower parking level is from the low point in the lane at the
northwest side of the property where the existing grade is closest to the ground
floor elevation.

 Level at-grade entrances are required to all areas of the daycare building. The
exterior elevation reflects the need to step the ground floor façade at intervals
starting at the southeast corner down to the southwest corner.
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Exterior Expression

 The daycare building exterior does not attempt to copy either the semi-historic
style of the Hunter Heights building nor does it attempt to copy the concrete
block and wood neo-gothic style of the church. The daycare building is made
mostly brick and stucco with touches of art-deco details to comply with the cities
OCP. The south east corner of the building was intentionally toned down with a
stucco finish with a more neutral colour to help make the church details standout
more and the church tower more visible from the street.

 The majority of the south elevation is made of brick centering itself on the retail
area giving it more of a focal point away from neighbouring buildings. 2 colors
are proposed for the aluminum panels between the brick walls & windows, that
help the south elevation to be more colorful & reflect the nature of the buildings
use. A long flat awning is proposed over the retail entrance as the weather
protection. Another thicker awning is provided over the child care entrance at the
southeast corner of the building stating that it is the main entrance of the
building.

 This was done so that the daycare exterior will not compete with the exterior of
the church yet allows itself to stand out from the Hunter Building.

 Instead of imitating the facades of the church, the daycare enhances the
uniqueness of the church.

 However, acknowledging that the daycare and church are each part of the
proposed childcare centre, the daycare uses materials and colours that would
emphasize the church over the daycare building. This was achieved by using
brick and stucco with neutral colours and minimal details to make the church
standout more. The grey brick matches the stonework of the church. The color of
window mullions, awnings, & roof deck fence matches the green color of the
existing church.

 The colours are proposed to be as per the ‘Benjamin Moore True Colours for
Western Canada’ palette (see the sample board).

 The third and fourth floor of the daycare consists of the caretaker suite and the
outdoor play areas. The outdoor play areas have privacy walls facing the Hunter
Building to minimize the interaction between neighbouring buildings and the
playground area.

SENT BY: DOUGLAS L. MASSIE
IF YOU DO NOT RECEIVE ALL PAGES, PLEASE CONTACT CHERCOVER MASSIE &
ASSOCIATES LTD., ARCHITECTURE & ENGINEERING
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1.0 INTRODUCTION

HISTORIC NAME:    Shiloh-Sixth Avenue United Church
OTHER NAMES:   Sixth Avenue United Church, West End Methodist Church
CIVIC ADDRESS:    1105 6th Avenue, New Westminster, BC

ORIGINAL OWNER:    Methodist Church
CONSTRUCTION DATE:  1910-1912
ORIGINAL ARCHITECT:   Thomas Hooper
ORIGINAL CONTRACTOR:  M.D. Van der Voort

The Shiloh-Sixth Avenue United Church is a 
significant historic resource in New Westminster 
that is valued for its role in the evolution and 
growth of Methodist congregation, its architecture 
as influenced by British Arts & Crafts tradition, and 
as a significant surviving design by one of the most 
prominent B.C. architect, Thomas Hooper. 

An overall rehabilitation scheme has been prepared 
by Chercover Massie & Associates Limited. The 
primary intent is to preserve the existing historic 
church during the demolition of the later church 
hall addition to the west of the property site. All 
character-defining elements will be preserved, and 
missing or deteriorated elements will be restored, 
particularly at the west elevation of the historic 
building to match original configuration of the west 
projecting bay entrance. In addition, the existing 
metal gate to the west of the historic front facade will 
be demolished and replace with new appropriate 
wrought-iron gate that is sympathetic to the historic 
character of the church.

This Conservation Plan is based on Parks Canada’s 
Standards & Guidelines for the Conservation 
of Historic Places in Canada. It outlines the 
preservation, restoration, and rehabilitation that will 
occur as part of the proposed redevelopment.
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2.0 HISTORIC CONTEXT

THE ESTABLISHMENT OF  
NEW WESTMINSTER

Over Governor James Douglas’s objections, Moody 
rejected Derby as the permanent site for the new 
capital, and suggested another site, in a strategic 
location on an easily defended hill on the north 
side of the Fraser River, which was a greater 
distance from the American border and had easier 
access to Burrard Inlet. Queen Victoria decreed 
the capital would be called New Westminster. The 
Royal Engineers prepared a town plan suitable to 
the ideals of British colonialism: a romantic English 
plan using a grid intersected by formal gardens and 
grand avenues delineated Imperial presence on 
the land and allowed for the capitalist exchange 
of real estate; church and state reserves established 
the place of religion and government in the centre 
of the city; and English street names, gardens, and 
crescents inspired by Bath and other English cities 
helped transplant the culture of the Mother Country. 
Like those of its namesake, old Westminster, the 
future suburbs across the river would be known as 
Surrey. In the spring of 1859, the Royal Engineers 
began clearing the land for the establishment of 
New Westminster. 

Despite the grand plans it was soon obvious that it 
would be a long time before anything resembling a 
city could be established, and the site was derisively 
called the “Imperial stump-field.” Upriver, and 
separate from the capital, the Royal Engineers 
established their own camp at Sapperton where 
they constructed barracks, an impressive house for 
Colonel Moody, a school, and a log church, which 
was described in the Victoria Gazette as being of 
“a most singular and clumsy appearance.” New 
Westminster was laid out in a grand linear plan, 
parallel to the Fraser River. It terminated to the west 
at Dock Square, and to the east at Albert Crescent, 
patterned after the crescents at Bath and Brighton. 
Eight church reserves were located throughout the 
lower town, accommodating all denominations. 

THE BROW OF THE HILL

“The Brow of the Hill area was first known 
as the West End, was one of the city’s 
earliest residential neighbourhoods. Roads 
for military purposes cut through the forest 
to Burrard Inlet by the Royal Engineers 
are in use today. The Douglas Road, now 
Eighth Street, in 1861 was a trail leading 
to settlements around Deer and Bumaby 
Lakes.”

“Residential growth in the Brow of 
the Hill was accelerated by the New 
Westminster Reserve Act of 1884, which 
freed government reserve property for 
development. Water, gas and electric lines 
were installed and streets pushed through. 
The Westminster and Vancouver Tramway 
Co., forerunner of the B.C. Electric Railway 
(BCER), attracted more residents with its 
new line along Twelfth Street in 1893. The 
BCER also erected car barns at the foot of 
Twelfth Street for street car construction in 
1903. The BCER’s 1909 Eburne/Marpole line 
follows present-day Marine Drive into south 
Vancouver. 

After the economic depression of the mid-
1890s, the next home building wave in the 
Brow of the Hill came in 1910, as sewers, 
sidewalks, curbs and paved streets were laid. 
Growth slowed once more during World War 
I. In the late 1920s large properties were still 
being subdivided into smaller single family 
lots. During the 1950s the Brow of the Hill 
saw the beginning of an era of apartment 
construction,
primarily of the three-storey frame type.”

(Brow of the Hill, New Westminster,  
A Walking Guide through History)
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Plan of New Westminster, 1860.

Sapperton, circa 1863 [BC Archives] - Note Colonel Moody’s residence (A).
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THE ARCHITECT: THOMAS HOOPER

English born and Vancouver-based architect Thomas 
Hooper (1857-1935) was one of British Columbia’s 
most prolific architects. He endured a similar 
existence to the early economy of the province 
itself, living high during the boom periods and 
suffering devastatingly low points during the busts. 

Hooper was born into a large family on March 2, 
1857 in Hatherleigh, Devon, England where he was 
exposed to the trades of design and construction at 
a very early age – two of his uncles were architects 
and surveyors to the Duchy of Cornwall and many 
family members were trained as masons. The Hooper 
family, consisting of parents, John and Susan, and 
Thomas and his ten siblings, immigrated to Canada 
in 1871 and settled first in London, Ontario. The 
family continued to move westward as the call of 
opportunity and untouched land sounded. 

Thomas was trained first as a carpenter and joiner, 
but worked in both carpentry and contracting 
before moving into architectural work with his older 
brother, Samuel. Samuel Hooper, who also worked 
as a sculptor, was a talented architect in his own 
right and was named the first Provincial Architect 
of Manitoba in 1907. Thomas spent several years 
training and working in Manitoba with his brother 
before deciding to move further west to Vancouver. 
Hooper arrived in Vancouver in 1886, just prior to 
the arrival of the railway – which meant that the 
twenty-nine year old man walked the last 500 miles 
of the route to the west coast. Though he must have 
endured a difficult trek, Hooper was rewarded upon 
arrival in Vancouver in July of 1886. The Great Fire, 
which had devastated much of the burgeoning city, 
had occurred only one month prior and the city was 
in desperate need of rebuilding.

Hooper worked as Provincial Supervisory Architect 
from 1887-88, and also established his own 
practice in 1887. His first projects in Vancouver 
included several houses, a Chinese Mission church, 
a commercial block for R.V. Winch, and his largest 

HISTORIC CONTEXT

early commission in Vancouver, the Homer Street 
Methodist Church, 1888-89. This was the first of many 
commissions that he received from the Methodists, 
and marked the beginning of a long association 
with Ebenezer Robson, a pioneer missionary and 
brother of B.C. Premier John Robson. As a result of 
these connections, Hooper was chosen to design 
the Wallace Street Methodist Church in Nanaimo 
and the Metropolitan Methodist Church in Victoria. 
In 1889, Hooper was sent back east by the church 
elders to tour the new trends in church architecture, 
where he was exposed to the Romanesque Revival 
style popularized by H.H. Richardson.

While the Metropolitan Methodist Church was 
under construction, Hooper shifted the focus of his 
activities to the more established city of Victoria. 
From this point on, Hooper maintained offices 

Thomas Hooper
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in both cities, and his practice flourished. He 
maintained close friendships with many clients, 
including department store merchants, David 
Spencer and his son Christopher, and businessmen, 
R.V. Winch and E.A. Morris, for each of whom he 
designed a series of buildings.

Hooper’s career suffered during the general 
depression of the mid-1890s, but flourished again 
starting with the boom years of the Klondike Gold 
Rush. He acquired a reputation as a solid and 
astute businessman who understood the needs 
of commercial clients, and his office turned out 
numerous handsome, and sometimes innovative, 
structures. The front facade of his warehouse for 
Thomas Earle, Victoria, 1899-1900, is one of the 
earliest local examples of a glass curtain wall, 
demonstrating Hooper’s awareness of developing 
trends in architecture in Eastern Canada and the 
United States.
Following a partnership with C. Elwood Watkins, 
which began in 1902 and ended in 1909, Hooper 
concentrated on large-scale commercial and 
institutional projects, advertising himself as a 
specialist in steel-framed structures. This was the most 
prolific period of Hooper’s career; his work ranged 
from the magnificent residence Hycroft, 1909-12, 
for A.D. McRae – the most imposing mansion in 
the CPR’s new suburb of Shaughnessy Heights – to 
court houses, churches, and numerous warehouses 
and commercial buildings throughout the province. 
Another of his grand Shaughnessy residences was 
Greencroft, for Hugh McLean, 1912, which features 
a mixture of Arts and Crafts and Shingle style 
elements and resembles a baronial hunting lodge, a 
very unusual departure for Hooper’s work. The plans 
are signed by John M. Goodwin, who possibly took 
direction more from McLean than Hooper. Other 
significant projects during the boom years included 
a tobacco shop for E.A. Morris in Victoria, 1909; the 
classically-inspired Chilliwack City Hall, 1910-12; 
additions to the Vancouver Court House, 1910-12; 
the Vernon Court House, 1911-14; the Revelstoke 
Court House, 1911-13; ice arenas for the Patrick 
Brothers in Vancouver and Victoria, 1911-12; the 

Tudor Revival mansion Lyndhurst, for P.R. Brown in 
Esquimalt, 1913; and, between 1910 and 1912, the 
Vancouver Labor Temple at the corner of Dunsmuir 
Street and Homer Street in downtown Vancouver. 

The general economic downturn of 1913 caught 
the booming province by surprise. Many proposed 
projects were stuck at the planning stage and 
were eventually abandoned. After an unsuccessful 
attempt to establish an office in Edmonton, and 
a failed entry to the Vancouver Civic Centre 
competition in 1914, Hooper, seeing no future 
in British Columbia, left in 1915 to try his luck in 
New York City. Prospects looked brighter there as 
the United States was staying out of the European 
conflict, and Hooper’s favoured Beaux-Arts style 
was all the rage, spearheaded by leading firms 
with all the right social connections such as 
McKim, Mead & White. He formed a partnership, 
and was beginning to establish his reputation, 
when the United States’ entry into the Great War 
in 1917 choked off any further commissions, and 
his career was effectively ended. He remained in 
New York, but finally ran through his money and 
returned penniless to Vancouver in 1927. With the 
assistance of his family, he tried to re-establish his 
practice. Hooper consulted on the design of the 
Benjamin Franklin Hotel in Seattle (opened 1929, 
Earl Roberts, Architect), but the Crash of 1929 and 
the ensuing Depression ended any further attempts 
to find work. Along with many others, he withdrew 
his membership from the AIBC in 1931, and lived 
with family members until ill health forced his entry 
into a seniors home. Hooper died January 1, 1935, 
and was buried in the family plot of his relatives, the 
McCauls, in Mountain View Cemetery in Vancouver.

Hooper’s importance to the architecture profession 
in British Columbia lies in his introduction and 
promotion of new styles of architecture, and 
his continual development and improvement of 
commercial building types. In the early 1890s, he 
was involved in the earliest attempts to have the 
profession officially recognized, and for decades 
ran large offices that trained a generation of young 
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designers. Hooper was highly regarded by other 
architects for his business acumen, his personal 
drive and his considerable design skills. Along 
with Francis Rattenbury, he was respected by 
many contractors as the most accomplished and 
competent of the local architects.

HISTORIC CONTEXT

64



SHILOH-SIXTH AVENUE UNITED CHURCH: 1105-1113 6TH AVENUE, NEW WESTMINSTER, BC
CONSERVATION PLAN  |  FEBRUARY 2017 7

3.0 STATEMENT OF SIGNIFICANCE

SIXTH AVENUE UNITED CHURCH
1105-1113 6TH AVENUE, NEW WESTMINSTER

Description of Historic Place
Located in a residential area just off the busy 
commercial section of Twelfth Street, the Sixth 
Avenue United Church is a British Arts and Crafts 
inspired, Edwardian-era structure of precast 
concrete block and wood-frame construction. The 
church is distinguished by a cross-gabled roof, large 
stained glass windows and a corner bell tower.

Heritage Value of Historic Place
The Sixth Avenue United Church is significant as a 
community institution and represents the evolution 
and growth of a Methodist congregation that was 
first established in New Westminster in 1859. As the 
original congregation expanded, a new Methodist 
congregation was established in the city’s West End, 
which built a church near the corner of Twelfth 
Street and Sixth Avenue in 1891. The congregation 
continued to grow, and this new, larger church was 
designed in 1910-11. The cornerstone was laid on 
July 4, 1911, and the church was opened January 
28, 1912. The construction of this much larger 
church demonstrated the continuing growth of the 
city and the increasing development of institutional 
facilities. With Church Union in 1925, this became 
a United congregation, which it remains today.

Additionally, the Sixth Avenue United Church 
is of heritage value for its British Arts and Crafts 
influenced architecture. The structure is notable 
for the unusually early and extensive use of precast 
concrete blocks of contrasting smooth and rough-
dressed textures. Other exterior features include 
the shingled wall treatment and the open, front 
porch with square columns, while the substantially 
intact interior features include a cross-vaulted roof 
with massive roof trusses, a square floor plan with 
a curved balcony supported on cast iron columns, 

large stained glass windows and tongue-and-
groove cedar wainscoting. Complementing the 
Arts and Crafts finish is the Gothic pointed-arched 
fenestration, which further emphasizes the historic 
British references of the design.

Furthermore, the Sixth Avenue United Church is 
a significant surviving design by prominent B.C. 
architect, Thomas Hooper (1857-1935), who 
had one of the province’s longest-running and 
most prolific careers. Over a number of decades, 
the English-born Hooper demonstrated stylistic 
versatility that reflected changing tastes and 
technologies. As demonstrated in the seminal 
Metropolitan Methodist Church in Victoria, 1889-
1891, Hooper was one of the original proponents 
of the Richardsonian Romanesque style; in order 
for him to produce the best possible design he was 
sent back east by the Methodist elders to study 
the latest trends in church architecture. This led to 
many other commissions for Methodist churches 
throughout the province, and throughout his career 
Hooper also designed many churches for different 
denominations.

Character-Defining Elements
Key elements that define the heritage character of 
the Sixth Avenue United Church include its:
• mid-block location on Sixth Avenue
• continuous use as a place of public worship
• close siting to the front property line
• ecclesiastical form, scale and massing as 

expressed by its basement partially above 
ground, irregular square plan with apse, corner 
bell tower and original side and rear porches

• cross-gabled roof with cornice returns; hipped 
roof on apse and rear porch, a flat roof on the 
side porch; roof clad with cedar shingles

• use of materials, including: precast concrete 
blocks of contrasting smooth and rough-
dressed textures; wood-frame construction; 
and a wooden truss roof
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• British Arts and Crafts style elements such as: 
shingled walls and gables; open, front gabled 
porch with square tapered wooden columns; 
battlemented parapets at the side entrance; 
and Gothic pointed-arch windows

• additional exterior features such as: recessed 
entrance with split, double front entry; square 
bell tower, capped with a tall hipped roof and 
a metal finial; triple-assembly louvred vents in 
the gables and Gothic-arched vents in the bell 
tower; and original wooden entrance doors

• asymmetrical fenestration, including: Gothic 
pointed-arch stained and leaded glass window 
assemblies with wooden tracery; leaded lancet 
windows; double-hung wooden-sash stained 
glass windows within the front porch; and 
double-hung wooden-sash basement windows

• original interior layout, with split vestibules 
leading to a large open sanctuary with 
mezzanine

• interior features such as: cross-vaulted roof 
with exposed heavy timber wooden-truss roof 
structure; raked sanctuary floor; central altar; 
a curved mezzanine supported on cast iron 
posts; varnished woodwork including Douglas 
fir ceiling panelling and tongue-and-groove 
cedar wall panelling; cedar panelled doors; 
and cast iron radiators 
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4.0 CONSERVATION GUIDELINES

4.1 STANDARDS AND GUIDELINES

The Shiloh-Sixth Avenue United Church is a 
municipally designated building, and is a significant 
historical resource in the City of New Westminster. 
The Parks Canada’s Standards & Guidelines for 
the Conservation of Historic Places in Canada is 
the source used to assess the appropriate level of 
conservation and intervention. Under the Standards 
& Guidelines, the work proposed for the Shiloh-
Sixth Avenue United Church includes aspects of 
preservation, rehabilitation and restoration.

Preservation: the action or process of 
protecting, maintaining, and/or stabilizing 
the existing materials, form, and integrity 
of a historic place or of an individual 
component, while protecting its heritage 
value.
 
Restoration: the action or process of 
accurately revealing, recovering or 
representing the state of a historic place or 
of an individual component, as it appeared 
at a particular period in its history, while 
protecting its heritage value.
 
Rehabilitation: the action or process 
of making possible a continuing or 
compatible contemporary use of a historic 
place or an individual component, through 
repair, alterations, and/or additions, while 
protecting its heritage value.

Interventions to the Shiloh-Sixth Avenue United 
Church should be based upon the Standards 
outlined in the Standards & Guidelines, which 
are conservation principles of best practice. The 
following General Standards should be followed 
when carrying out any work to an historic property.

STANDARDS

Standards relating to all Conservation Projects
1. Conserve the heritage value of a historic place. 

Do not remove, replace, or substantially alter 
its intact or repairable character-defining 
elements. Do not move a part of a historic 
place if its current location is a character-
defining element.

2. Conserve changes to a historic place, which 
over time, have become character-defining 
elements in their own right.

3. Conserve heritage value by adopting an 
approach calling for minimal intervention.

4. Recognize each historic place as a physical 
record of its time, place and use. Do not create 
a false sense of historical development by 
adding elements from other historic places or 
other properties or by combining features of 
the same property that never coexisted.

5. Find a use for a historic place that requires 
minimal or no change to its character defining 
elements.

6. Protect and, if necessary, stabilize a historic 
place until any subsequent intervention 
is undertaken. Protect and preserve 
archaeological resources in place. Where there 
is potential for disturbance of archaeological 
resources, take mitigation measures to limit 
damage and loss of information.

7. Evaluate the existing condition of character-
defining element to determine the appropriate 
intervention needed. Use the gentlest means 
possible for any intervention. Respect heritage 
value when undertaking an intervention.

8. Maintain character-defining elements on 
an ongoing basis. Repair character-defining 
element by reinforcing the materials using 
recognized conservation methods. Replace in 
kind any extensively deteriorated or missing 
parts of character-defining elements, where 
there are surviving prototypes.
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9. Make any intervention needed to preserve 
character-defining elements physically and 
visually compatible with the historic place and 
identifiable upon close inspection. Document 
any intervention for future reference.

Additional Standards relating to Rehabilitation
10. Repair rather than replace character-defining 

elements. Where character-defining elements 
are too severely deteriorated to repair, and 
where sufficient physical evidence exists, 
replace them with new elements that match 
the forms, materials and detailing of sound 
versions of the same elements. Where there is 
insufficient physical evidence, make the form, 
material and detailing of the new elements 
compatible with the character of the historic 
place.

11. Conserve the heritage value and character-
defining elements when creating any new 
additions to a historic place and any related 
new construction. Make the new work 
physically and visually compatible with, 
subordinate to and distinguishable from the 
historic place.

12. Create any new additions or related new 
construction so that the essential form and 
integrity of a historic place will not be 
impaired if the new work is removed in the 
future.

Additional Standards relating to Restoration
13. Repair rather than replace character-defining 

elements from the restoration period. Where 
character-defining elements are too severely 
deteriorated to repair and where sufficient 
physical evidence exists, replace them with 
new elements that match the forms, materials 
and detailing of sound versions of the same 
elements.

14. Replace missing features from the restoration 
period with new features whose forms, 
materials and detailing are based on sufficient 
physical, documentary and/or oral evidence.

4.2 CONSERVATION REFERENCES

The proposed work entails the demolition of the 
1963 Church Hall addition to, and the restoration  
of, the West Elevation to reflect its original condition. 
The following conservation resources should be 
referred to:

Standards and Guidelines for the Conservation of 
Historic Places in Canada, Parks Canada, 2010.
http://www.historicplaces.ca/en/pages/standards-
normes/document.aspx

National Park Service, Technical Preservation 
Services. Preservation Briefs:

Preservation Brief 2: Repointing Mortar Joints in 
Historic Masonry Buildings.
http://www.nps.gov/tps/how-to-preserve/briefs/2-
repoint-mortar-joints.htm

Preservation Brief 6: Dangers of Abrasive Cleaning 
to Historic Buildings.
http://www.nps.gov/tps/how-to-preserve/briefs/6-
dangers-abrasive-cleaning.htm

Preservation Brief 9: The Repair of Historic Wooden 
Windows.
http://www.nps.gov/tps/how-to-preserve/briefs/9-
wooden-windows.htm

Preservation Brief 21: Repairing Historic Flat Plaster 
– Walls and Ceilings.
http://www.nps.gov/tps/how-to-preserve/
briefs/21-flat-plaster.htm

Preservation Brief 28: Painting Historic Interiors.
http://www.nps.gov/tps/how-to-preserve/
briefs/28-painting-interiors.htm

Preservation Brief 32: Making Historic Properties 
Accessible.
http://www.nps.gov/tps/how-to-preserve/
briefs/32-accessibility.htm

CONSERVATION GUIDELINES
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Preservation Brief 33: The Preservation and Repair 
of Historic Stained and Leaded Glass.
http://www.nps.gov/tps/how-to-preserve/
briefs/33-stained-leaded-glass.htm

Preservation Brief 41: The Seismic Retrofit of 
Historic Buildings: Keeping Preservation in the 
Forefront.
http://www.nps.gov/tps/how-to-preserve/
briefs/41-seismic-retrofit.htm

Preservation Brief 42: The Maintenance, Repair and 
Replacement of Historic Cast Stone.
http://www.nps.gov/tps/how-to-preserve/
briefs/42-cast-stone.htm

4.3 GENERAL CONSERVATION 
STRATEGY

The primary intent is to preserve the existing historic 
church during the demolition of the later church 
hall addition to the west of the property site. As part 
of the scope of work, character-defining elements 
will be preserved, while missing or deteriorated 
elements will be restored. An overall rehabilitation 
scheme has been prepared by Chercover Massie & 
Associates Limited.

The major proposed interventions of the overall 
project are to:
• Demolish later addition (Church Hall) to the 

west of the historic building,
• Restore the west elevation of the historic 

building to match original condition, 
particularly the west projecting bay entrance

• Demolish later metal gate to the west of 
the historic front facade, and replace with 
new appropriate wrought-iron gate that is 
sympathetic to the historic character of the 
church.

A new, detached addition on site is being proposed 
to the west of the historic building. The Standards & 
Guidelines list recommendations for new additions 
to historic places. The proposed design scheme 
should follow these principles:

• Designing a new addition in a manner that 
draws a clear distinction between what is 
historic and what is new.

• Design for the new work may be contemporary 
or may reference design motifs from the 
historic place. In either case, it should be 
compatible in terms of mass, materials, 
relationship of solids to voids, and colour, yet 
be distinguishable from the historic place.

• The new additions should be physically and 
visually compatible with, subordinate to and 
distinguishable from the preserved historic 
façade.

4.4 SUSTAINABILITY STRATEGY

Heritage conservation and sustainable development 
can go hand in hand with the mutual effort of all 
stakeholders. In a practical context, the conservation 
and re-use of historic and existing structures 
contributes to environmental sustainability by 
reducing solid waste disposal, saving embodied 
energy, and conserving historic materials that are 
often less consumptive of energy than many new 
replacement materials. 

In 2016, the Federal Provincial Territorial Ministers of 
Culture & Heritage in Canada (FPTMCHC) published 
a document entitled, Building Resilience: Practical 
Guidelines for the Retrofit and Rehabilitation of 
Buildings in Canada that is “intended to establish 
a common pan-Canadian ‘how-to’ approach for 
practitioners, professionals, building owners, and 
operators alike.” 

The following is an excerpt from the introduction of 
the document: 
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Resilience can be read as a stand-
alone document, but it may also further 
illustrate and build on the sustainability 
considerations in the Standards and 
Guidelines for the Conservation of Historic 
Places in Canada.

4.5 ALTERNATE COMPLIANCE

As a listed building on the Municipal Heritage 
Register, the Shiloh-Sixth Avenue United Church 
may eligible for heritage variances that will enable a 
higher degree of heritage conservation and retention 
of original material, including considerations 
available under the following municipal legislation.

4.5.1 BRITISH COLUMBIA BUILDING CODE

Building Code upgrading ensures life safety and 
long-term protection for historic resources. It is 
important to consider heritage buildings on a case-
by-case basis, as the blanket application of Code 
requirements do not recognize the individual 
requirements and inherent strengths of each 
building. Over the past few years, a number of 
equivalencies have been developed and adopted 
in the British Columbia Building Code that enable 
more sensitive and appropriate heritage building 
upgrades. For example, the use of sprinklers in a 
heritage structure helps to satisfy fire separation 
and exiting requirements. Table A-1.1.1.1., found in 
Appendix A of the Code, outlines the “Alternative 
Compliance Methods for Heritage Buildings.” 

Given that Code compliance is such a significant 
factor in the conservation of heritage buildings, the 
most important consideration is to provide viable 
economic methods of achieving building upgrades. 
In addition to the equivalencies offered under the 
current Code, the City can also accept the report of 
a Building Code Engineer as to acceptable levels of 
code performance.

[Building Resilience] is intended to 
serve as a “sustainable building toolkit” 
that will enhance understanding of 
the environmental benefits of heritage 
conservation and of the strong 
interrelationship between natural and 
built heritage conservation. Intended as a 
useful set of best practices, the guidelines 
in Building Resilience can be applied 
to existing and traditionally constructed 
buildings as well as formally recognized 
heritage places.

These guidelines are primarily aimed at 
assisting designers, owners, and builders in 
providing existing buildings with increased 
levels of sustainability while protecting 
character-defining elements and, thus, 
their heritage value. The guidelines are 
also intended for a broader audience of 
architects, building developers, owners, 
custodians and managers, contractors, 
crafts and trades people, energy 
advisers and sustainability specialists, 
engineers, heritage professionals, and 
officials responsible for built heritage 
and the existing built environment at all 
jurisdictional levels.

Building Resilience is not meant to 
provide case-specific advice. It is 
intended to provide guidance with some 
measure of flexibility, acknowledging 
the difficulty of evaluating the impact of 
every scenario and the realities of projects 
where buildings may contain inherently 
sustainable elements but limited or no 
heritage value. All interventions must be 
evaluated based on their unique context, 
on a case-by-case basis, by experts 
equipped with the necessary knowledge 
and experience to ensure a balanced 
consideration of heritage value and 
sustainable rehabilitation measures.

CONSERVATION GUIDELINES
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4.5.2 ENERGY EFFICIENCY ACT

The provincial Energy Efficiency Act (Energy 
Efficiency Standards Regulation) was amended in 
2009 to exempt buildings protected through heritage 
designation or listed on a community heritage 
register from compliance with the regulations. 
Energy Efficiency standards therefore do not apply to 
windows, glazing products, door slabs or products 
installed in heritage buildings. This means that 
exemptions can be allowed to energy upgrading 
measures that would destroy heritage character-
defining elements such as original windows and 
doors.

These provisions do not preclude that heritage 
buildings must be made more energy efficient, 
but they do allow a more sensitive approach of 
alternate compliance to individual situations and a 
higher degree of retained integrity. Increased energy 
performance can be provided through non-intrusive 
methods of alternate compliance, such as improved 
insulation and mechanical systems. Please refer to 
the Standards & Guidelines for the Conservation of 
Historic Places in Canada for further detail about 
“Energy Efficiency Considerations.”

4.6 SITE PROTECTION & STABILIZATION

It is the responsibility of the owner to ensure the 
heritage asset is protected from damage at all times. 
At any time that the historic building is left vacant, 
it should be secured against unauthorized access or 
damage through the use of appropriate fencing and 
security measures. A site protection plan should be 
developed in discussion between owner, contractor 
and/or architect.
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The recommendations for the conservation of the 
Shiloh-Sixth Avenue United Church are based on 
the building condition assessment by Chercover 
Massie & Associates Limited, and available archival 
documents that provide valuable information about 
its original appearance. Further investigation is 
required to identify surviving original structure 
and building materials, to assess their existing 
conditions, and to determine the  details of the 
appropriate intervention to the historic place.

The following chapter describes the materials, 
physical condition and recommended conservation 
strategy for the Shiloh-Sixth Avenue United Church 
based on Parks Canada Standards & Guidelines for 
the Conservation of Historic Places in Canada.

5.0 CONSERVATION RECOMMENDATIONS

5.1 SITE

The Shiloh-Sixth Avenue United Church remains 
in its original location at 1105-1113 Sixth Avenue, 
at the residential West End neighbourhood of New 
Westminster. One of its character-defining elements 
is its close siting to the front property line, with a 
landscaped area to the east that features mature 
trees and vegetation.

The proposed redevelopment scheme involves the 
preservation of the original location of the building, 
as well as re-grading of the site to the west after 
the later Church Hall addition is demolished. All 
existing vegetation to the east will not be disturbed 
during the redevelopment. 

Conservation Strategy: Preservation
• Preserve the original location of the building. 

All rehabilitation work should occur within the 
property lines.

• Retain the main frontage.

12TH STREET

11TH STREET

6TH AVENUE
NANAIM

O STREET

Bird’s-eye view showing location of Shiloh-Sixth Avenue Church at 1105-1113 6th Avenue, New Westminster.
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Top: Partial front facade (south) and side elevation (east) of the Shiloh-Sixth Avenue Church, showing landscaping and walking path.
Bottom Left: Detail photo showing partial side elevation to the east  
Bottom Right: Photo showing rear elevation, particularly the rectilinear apse along the laneway to the north.
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The  church retains its original form, scale, and 
massing. It is a character-defining element of the 
historic church, and should be preserved.

The proposed redevelopment scheme will preserve 
the overall form, scale, and massing of the historic 
church, as well as restore the west entry porch to 
match its original condition based on archival 
photos.

Conservation Strategy: Preservation & Restoration
• Preserve the overall form, scale and massing of 

the building.
• The historic front façade should be retained.
• Restore the west projecting bay entrance 

to match original historic character of the 
building.

5.2 OVERALL FORM, SCALE & MASSING

The Shiloh-Sixth Avenue United  Church features an 
ecclesiastical form, scale and massing as expressed 
by its irregular square plan with apse; side and 
rear projections; an open, front-gabled porch with 
tapered, square wooden columns; and a prominent 
corner tower. The roof is characterized by primary 
cross-gabled roof, hipped roof on apse and rear 
porch, and flat roof on the side projecting bay at the 
east corner of the historic front facade along Sixth 
Avenue. The church is characterized by an open, 
front gabled porch with square, tapered wooden 
columns, and a recessed 

Historic front facade of the Shiloh-Sixth Avenue United Church along 6th Avenue.
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5.3 ROOF

The Shiloh-Sixth Avenue United Church features 
original roof configuration as expressed by the 
heavy-timber, wooden truss structure of the primary 
cross-gabled roof with cornice returns; hipped roof 
on apse and rear porch, a flat roof on the side porch; 
and cedar shingles. The square, corner tower is 
characterized by a tall-hipped roof clad with cedar 
shingles, and capped  with a metal finial.The roof 
appears to be in good condition, although further 
investigation is required to determine its structural 
integrity, as well as the existing condition of the flat 
roof, parapet,  and replacement gutters.

The roof configuration of the church is an important 
character-defining element of the historic asset, and 

should be preserved.  The proposed redevelopment 
scheme will preserve the roof of the historic church, 
and will repair missing and/or heavily deteriorated 
materials. The roof of the west projecting bay 
entrance will also be restored to match original 
condition.

Conservation Recommendation: Preservation & 
Restoration
• Preserve the roof structure in its current 

configuration.
• If required, roofing membrane and cladding 

system may be rehabilitated. Cedar shingles 
are the preferred material.  

• Retain the original bargeboards and fascia 
boards, as well as the soffit any exposed roof 
elements.

Photo from mezzanine level showing orginal roof structure at the interior and later structural reinforcement. Note the elaborate Gothic 
pointed-arch, stained & leaded glass wood window assemblies, with wooden tracery, at the background.
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• Design and install adequate rainwater 
disposal system and ensure proper drainage 
from the site is maintained.  Wood gutters 
with galvanized steel downspouts are 
recommended. Aluminum in appropriate 
colours is also acceptable. Paint or provide 
specification of drainage system elements 
according to colour schedule devised by 
Heritage Consultant.

5.4 EXTERIOR WALLS

The Shiloh-Sixth Avenue United Church features 
original exterior walls in traditional wood-frame 
construction clad in a combination of cedar shingles 
and precast concrete blocks of contrasting smooth 
and rough-dressed textures. The exterior walls are 
finished with paint in various colours that does not 
appear to be original, and would require further 
investigation and paint analysis to confirm. 

5.4.1 PRECAST CONCRETE BLOCKS

The exterior walls on all elevations of the historic 
church features precast concrete blocks in smooth 
and rough-dressed textures. In general, they appear 
to be in good condition, showing varying degrees of 
deterioration as a result of natural weathering and 
exposure to elements.
 
The foundation of the historic church features later 
parging that does not contribute nor diminish its 
historic character. The parging is most visible at 
the historic front facade and side elevation to the 
west. In general, the parging appears to be in good 
condition, with signs of minor deterioration.Further 
investigation is required to determine its condition, 
in addition to determining the condition of the 
original material beneath. 

The parging is not sympathetic to the historic 
character of the church, and could be removed, if 
technically feasible. If parging is in good condition, 
and full removal is not viable, then the cement 
parging should be repaired as required. 

Conservation Strategy: Preservation
• Undertake complete condition survey of all 

exterior surfaces.
• The precast concrete blocks may require 

repointing. Cleaning, repair and repointing 
specifications to be reviewed by Heritage 
Consultant. When cleaning, use a soft natural 
bristle brush and mild water rinse. Only 
approved chemical restoration cleaners may 
be used. Sandblasting or any other abrasive 
cleaning method of any kind is not permitted.

5.4.2 CEDAR SHINGLES & WOOD TRIMS

The historic church features British Arts and Crafts 
style elements that include exterior gable walls clad 
with cedar shingles in various patterns, and original 
wood trims. All wooden materials are finished in 
paint. They appear to be in good condition, showing 
varying degrees of deterioration in localized areas, 
as evident by discolouration, staining, some 
biological growth, and damaged and/or missing 
shingles. Further investigation may be required to 
determine if cedar shingles in some areas need to 
be replaced or repaired. 

Conservation Strategy: Preservation
• Undertake complete condition survey of all 

exterior surfaces.
• Any existing trim should be preserved, and 

new material that is visually physically 
compatible with the original should be 
reinstated when original fabric is missing. 
Combed and/or textured lumber is not 
acceptable. Hardi-plank or other cementitious 
boards are not acceptable
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• Preserve original cedar shingles on all 
elevations, if possible, and clean surface for 
repainting.

• Replace damaged cedar shingles to match 
existing in material, size, profile and thickness.

• Design structural or seismic upgrades so as to 
minimize the impact to the character-defining 
elements.

• Utilize Alternate Compliance Methods 
outlined in the VBBL for fire and spatial 
separations including installation of sprinklers 
where possible.

• Cleaning procedures should be undertaken 
with non-destructive methods. Areas with 
biological growth should be cleaned using 
a soft, natural bristle brush, without water, 
to remove dirt and other material. If a more 
intense cleaning is required, this can be 
accomplished with warm water, mild detergent 
(such as D/2 Biological Solution®) and a soft 
bristle brush. High-pressure power washing, 
abrasive cleaning or sandblasting should not 
be allowed under any circumstances.

5.5 FENESTRATION

Windows, doors and storefronts are 
among the most conspicuous feature of 
any building. In addition to their function 
— providing light, views, fresh air and 
access to the building — their arrangement 
and design is fundamental to the building’s 
appearance and heritage value. Each 
element of fenestration is, in itself, a 
complex assembly whose function and 
operation must be considered as part of its 
conservation.  – Standards and Guidelines 
for the Conservation of Historic Places in 
Canada.

5.5.1 WINDOWS

The Shiloh-Sixth Avenue United Church features 
asymmetrical fenestration, which include: Gothic 
pointed-arch, stained & leaded glass wood window 
assemblies, with wooden tracery; leaded lancet 
windows; double-hung, wooden-sash stained glass 
windows within the front porch; and double-hung 
wooden-sash basement windows. At the gable wall 
of the historic front facade is a tripartite assembly 
of  louvered vents. The corner tower also features 
Gothic-arched vents above tripartite assemblies of 
leaded lancet windows. 

All of the aforementioned windows appear to be 
original and in good condition, with some signs of 
deterioration caused by natural weathering. Further 
investigation of each original windows by skilled 
contractor may be required to determine their full 
condition. These are character-defining elements of 
the historic church, and should be preserved and 
repaired, as required.

Conservation Strategy: Preservation
• Inspect for condition and complete detailed 

inventory to determine extent of recommended 
repair or replacement.

• Retain existing window sashes; repair as 
required; install replacement matching sashes 
where missing or beyond repair.

• Preserve and repair as required, using in kind 
repair techniques where feasible.

• Overhaul, tighten/reinforce joints. Repair 
frame, trim and counterbalances.

• Each window should be made weather tight by 
re-puttying and weather-stripping as necessary.

• Retain historic glass, where possible. Where 
broken glass exists in historic wood-sash 
windows, the broken glass should be replaced. 
When removing broken glass, the exterior 
putty should be carefully chipped off with 
a chisel and the glazier’s points should be 
removed. The wood where the new glass will 
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be rested on should be scraped and cleaned 
well, and given a coat of linseed oil to prevent 
the wood from absorbing the oil from the 
new putty. The new glass should be cut 1/16-
1/8th smaller than the opening to allow for 
expansion and irregularities in the opening, 
to ensure the glazing does not crack due to 
natural forces. Window repairs should be 
undertaken by a contractor skilled in heritage 
restoration. 

• Replacement glass to be single glazing, and 
visually and physically compatible with 
existing.

• Prime and repaint as required in appropriate 
colour, based on colour schedule devised by 
Heritage Consultant. 

5.5.2 DOORS

The Shiloh-Sixth Avenue United Church features 
original wood entrance doors that appear to be in 
good condition. All original exterior doors should be 
preserved and repaired, as required. If rehabilitation 
is required, any new doors should be sympathetic to 
the historic character of the church. 

Conservation Strategy: Preservation
• Retain the door openings in their original 

locations, and preserve and repair all original 
door. 

• New doors should be visually compatible with 
the historic character of the building. 

5.6 EXTERIOR COLOUR SCHEDULE

Part of the Restoration process is to finish the 
building in historically appropriate paint colours. 
A restoration colour scheme has been previously 
determined for the building.

Conservation Strategy: Restoration
• Retain the appropriate historic colour scheme 

previously determined for the building.

5.7 INTERIOR

“Interior features can include elements 
such as interior walls, floors and ceilings, 
mouldings, staircases, fireplace mantels, 
faucets, sinks, built-in cabinets, light 
fixtures, hardware, radiators, mail chutes, 
telephone booths and elevators. Because 
their heritage value resides not only in 
their physical characteristics, but also in 
their location in the historic building, it is 
important to protect them from removal. 
This is particularly true of doors, banisters, 
church pews, fireplace mantels, sinks and 
light fixtures, which are often replaced 
instead of being upgraded. Reuse in 
their original location not only protects 
their heritage value, but is also a more 
sustainable approach to conserving these 
artefacts.” Standards & Guidelines for the 
Conservation of Historic Places in Canada

The Shiloh-Sixth Avenue United Church features 
original interior layout, characterized by split 
vestibules that lead to the open sanctuary, and a 
curved mezzanine that is supported by cast-iron 
posts. 

Within the interior space of the historic church 
are also a number of surviving character-defining 
interior elements that include, but not limited to, 
the following: cross-vaulted roof with exposed 
heavy timber wooden-truss roof structure; raked 
sanctuary floor; central altar; varnished woodwork 
with ceiling panelling in Douglas Fir, and tongue-
and-groove cedar wall panelling and wainscoting; 
cedar panelled doors and door trims; cast-iron posts 
supporting the curved mezzanine; and cast-iron 
radiators.
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CONSERVATION RECOMMENDATIONS

Photo showing interior of the Shiloh-Sixth Avenue United Church, looking north towards the altar.

All original features that contribute to the historic 
character of the church should be preserved and 
repaired, as required. The proposed redevelopment 
scheme involves intervention that is limited to 
the exterior of the church, particularly at the west 
elevation, and no character-defining elements in the 
interior will be disturbed.
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CONSERVATION RECOMMENDATIONS

Top: Photo showing interior of the Shiloh-Sixth Avenue United Church, looking south towards the congregation pews and mezzanine.
Bottow: Photo showing partial lobby space of the Shiloh-Sixth Avenue United Church, and staircase leading up to the mezzanine level.
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A Maintenance Plan should be adopted by the 
property owner, who is responsible for the long-term 
protection of the heritage features of the Shiloh-
Sixth Avenue United Church. The Maintenance Plan 
should include provisions for:
• Copies of the Maintenance Plan and this 

Conservation Report to be incorporated into 
the terms of reference for the management and 
maintenance contract for the building;

• Cyclical maintenance procedures to be 
adopted as outlined below;

• Record drawings and photos of the building 
to be kept by the management / maintenance 
contractor; and

• Records of all maintenance procedures to be 
kept by the owner.

A thorough maintenance plan will ensure the integrity 
of the Shiloh-Sixth United Church is preserved. If 
existing materials are regularly maintained and 
deterioration is significantly reduced or prevented, 
the integrity of materials and workmanship of the 
building will be protected. Proper maintenance is 
the most cost effective method of extending the life 
of a building, and preserving its character-defining 
elements. The survival of historic buildings in good 
condition is primarily due to regular upkeep and the 
preservation of historic materials. 

6.1 MAINTENANCE GUIDELINES 

A maintenance schedule should be formulated 
that adheres to the Standards & Guidelines for 
the Conservation of Historic Places in Canada. As 
defined by the Standards & Guidelines, maintenance 
is defined as: 

Routine, cyclical, non-destructive actions 
necessary to slow the deterioration 
of a historic place. It entails periodic 
inspection; routine, cyclical, non-
destructive cleaning; minor repair and 
refinishing operations; replacement of 
damaged or deteriorated materials that are 
impractical to save. 

The assumption that newly renovated buildings 
become immune to deterioration and require 
less maintenance is a falsehood. Rather, newly 
renovated buildings require heightened vigilance to 
spot errors in construction where previous problems 
had not occurred, and where deterioration may gain 
a foothold.

Routine maintenance keeps water out of the 
building, which is the single most damaging element 
to a heritage building. Maintenance also prevents 
damage by sun, wind, snow, frost and all weather; 
prevents damage by insects and vermin; and 
aids in protecting all parts of the building against 
deterioration. The effort and expense expended on 
an aggressive maintenance will not only lead to a 
higher degree of preservation, but also over time 
potentially save large amount of money otherwise 
required for later repairs. 

6.2 PERMITTING

Repair activities, such as simple in-kind repair of 
materials, or repainting in the same colour, should 
be exempt from requiring city permits. Other more 
intensive activities will require the issuance of a 
Heritage Alteration Permit. 

6.3 ROUTINE, CYCLICAL AND NON-
DESTRUCTIVE CLEANING

Following the Standards & Guidelines for the 
Conservation of Historic Places in Canada, be 
mindful of the principle that recommends “using 
the gentlest means possible”. Any cleaning 
procedures should be undertaken on a routine basis 
and should be undertaken with non-destructive 
methods. Cleaning should be limited to the exterior 
material such as concrete and stucco wall surfaces 
and wood elements such as storefront frames. All of 
these elements are usually easily cleaned, simply 
with a soft, natural bristle brush, without water, to 
remove dirt and other material. If a more intensive 

6.0 MAINTENANCE PLAN
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MAINTENANCE PLAN

cleaning is required, this can be accomplished 
with warm water, mild detergent and a soft bristle 
brush. High-pressure washing, sandblasting or other 
abrasive cleaning should not be undertaken under 
any circumstances.

6.4 REPAIRS AND REPLACEMENT OF 
DETERIORATED MATERIALS

Interventions such as repairs and replacements 
must conform to the Standards & Guidelines for 
the Conservation of Historic Places in Canada. 
The building’s character-defining elements – 
characteristics of the building that contribute to its 
heritage value (and identified in the Statement of 
Significance) such as materials, form, configuration, 
etc. - must be conserved, referencing the following 
principles to guide interventions:
• An approach of minimal intervention must be 

adopted - where intervention is carried out it 
will be by the least intrusive and most gentle 
means possible.

• Repair rather than replace character-defining 
elements.

• Repair character-defining elements using 
recognized conservation methods.

• Replace ‘in kind’ extensively deteriorated or 
missing parts of character-defining elements.

• Make interventions physically and visually 
compatible with the historic place.

6.5 INSPECTIONS

Inspections are a key element in the maintenance 
plan, and should be carried out by a qualified 
person or firm, preferably with experience in the 
assessment of heritage buildings. These inspections 
should be conducted on a regular and timely 
schedule. The inspection should address all aspects 
of the building including exterior, interior and 
site conditions. It makes good sense to inspect a 
building in wet weather, as well as in dry, in order 
to see how water runs off – or through – a building.

From this inspection, an inspection report should 
be compiled that will include notes, sketches and 
observations. It is helpful for the inspector to have 
copies of the building’s elevation drawings on which 
to mark areas of concern such as cracks, staining and 
rot. These observations can then be included in the 
report. The report need not be overly complicated 
or formal, but must be thorough, clear and concise. 
Issues of concern, taken from the report should then 
be entered in a log book so that corrective action 
can be documented and tracked. Major issues of 
concern should be extracted from the report by the 
property manager.

An appropriate schedule for regular, periodic 
inspections would be twice a year, preferably 
during spring and fall. The spring inspection should 
be more rigorous since in spring moisture-related 
deterioration is most visible, and because needed 
work, such as painting, can be completed during 
the good weather in summer. The fall inspection 
should focus on seasonal issues such as weather-
sealants, mechanical (heating) systems and drainage 
issues. Comprehensive inspections should occur at 
five-year periods, comparing records from previous 
inspections and the original work, particularly in 
monitoring structural movement and durability of 
utilities. Inspections should also occur after major 
storms. 

6.6 INFORMATION FILE 

The building should have its own information file 
where an inspection report can be filed. This file 
should also contain the log book that itemizes 
problems and corrective action. Additionally, this 
file should contain building plans, building permits, 
heritage reports, photographs and other relevant 
documentation so that a complete understanding of 
the building and its evolution is readily available, 
which will aid in determining appropriate 
interventions when needed.
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The file should also contain a list outlining the 
finishes and materials used, and information 
detailing where they are available (store, supplier). 
The building owner should keep on hand a stock of 
spare materials for minor repairs. 

6.6.1 LOG BOOK

The maintenance log book is an important 
maintenance tool that should be kept to record 
all maintenance activities, recurring problems 
and building observations and will assist in the 
overall maintenance planning of the building. 
Routine maintenance work should be noted in the 
maintenance log to keep track of past and plan 
future activities. All items noted on the maintenance 
log should indicate the date, problem, type of repair, 
location and all other observations and information 
pertaining to each specific maintenance activity. 

Each log should include the full list of recommended 
maintenance and inspection areas noted in this 
Maintenance Plan, to ensure a record of all activities 
is maintained. A full record of these activities will 
help in planning future repairs and provide valuable 
building information for all parties involved in the 
overall maintenance and operation of the building, 
and will provide essential information for long term 
programming and determining of future budgets. 
It will also serve as a reminded to amend the 
maintenance and inspection activities should new 
issues be discovered or previous recommendations 
prove inaccurate. 

The log book will also indicate unexpectedly 
repeated repairs, which may help in solving more 
serious problems that may arise in the historic 
building. The log book is a living document that will 
require constant adding to, and should be kept in 
the information file along with other documentation 
noted in section 6.6 Information File. 
 

6.7 EXTERIOR MAINTENANCE

Water, in all its forms and sources (rain, snow, frost, 
rising ground water, leaking pipes, back-splash, 
etc.) is the single most damaging element to historic 
buildings. 

The most common place for water to enter a 
building is through the roof. Keeping roofs repaired 
or renewed is the most cost-effective maintenance 
option. Evidence of a small interior leak should 
be viewed as a warning for a much larger and 
worrisome water damage problem elsewhere and 
should be fixed immediately.

6.7.1 INSPECTION CHECKLIST

The following checklist considers a wide range 
of potential problems specific to the Shiloh-Sixth 
United Church, such as water/moisture penetration, 
material deterioration and structural deterioration. 
This does not include interior inspections.

EXTERIOR INSPECTION

Site Inspection:
 ☐ Is the lot well drained? Is there pooling of 

water?
 ☐ Does water drain away from foundation? 

Foundation
 ☐ Moisture: Is rising damp present?
 ☐ Is there back splashing from ground to struc-

ture?
 ☐ Is any moisture problem general or local?
 ☐ Is damp proof course present?
 ☐ Are there shrinkage cracks in the foundation?
 ☐ Are there movement cracks in the foundation?
 ☐ Is crack monitoring required?
 ☐ Is uneven foundation settlement evident?
 ☐ Do foundation openings (doors and windows) 

show: rust; rot; insect attack; paint failure; soil 
build-up; 

 ☐ Deflection of lintels?

MAINTENANCE PLAN
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Masonry
 ☐ Are moisture problems present? (Rising damp, 

rain penetration, condensation, water run-off 
from roof, sills, or ledges?)

 ☐ Need for pointing repair? Condition of existing 
pointing and re-pointing?

 ☐ Are weep holes present and open?
 ☐ Are there cracks due to shrinking and expan-

sion?
 ☐ Are there cracks due to structural movement?
 ☐ Are there unexplained cracks?
 ☐ Do cracks require continued monitoring?
 ☐ Are there signs of steel or iron corrosion?
 ☐ Are there stains present? Rust, copper, organic, 

paints, oils / tars? Cause?
 ☐ Does the surface need cleaning?

Wood Elements
 ☐ Are there moisture problems present? (Rising 

damp, rain penetration, condensation moisture 
from plants, water run-off from roof, sills, or 
ledges?)

 ☐ Is wood in direct contact with the ground?
 ☐ Is there insect attack present? Where and prob-

able source?
 ☐ Is there fungal attack present? Where and 

probable source?
 ☐ Are there any other forms of biological attack? 

(Moss, birds, etc.) Where and probable source?
 ☐ Is any wood surface damaged from UV radia-

tion? (bleached surface, loose surface fibres)
 ☐ Is any wood warped, cupped or twisted?
 ☐ Is any wood split? Are there loose knots?
 ☐ Are nails pulling loose or rusted?
 ☐ Is there any staining of wood elements? 

Source?

Condition of Exterior Painted Materials
 ☐ Paint shows: blistering, sagging or wrinkling, 

alligatoring, peeling. Cause?
 ☐ Paint has the following stains: rust, bleeding 

knots, mildew, etc. Cause?
 ☐ Paint cleanliness, especially at air vents?

Entry Porches:
 ☐ Are steps safe? Handrails secure?
 ☐ Do any support columns show rot at their 

bases?
 ☐ Attachment – are porches, steps, etc. securely 

connected to the building?

Windows
 ☐ Is there glass cracked or missing?
 ☐ Are the seals of double glazed units effective?
 ☐ If the glazing is puttied has it gone brittle and 

cracked? Fallen out? Painted to shed water?
 ☐ If the glass is secured by beading, are the 

beads in good condition?
 ☐ Is there condensation or water damage to the 

paint?
 ☐ Are the sashes easy to operate? If hinged, do 

they swing freely? 
 ☐ Is the frame free from distortion?
 ☐ Do sills show weathering or deterioration?
 ☐ Are drip mouldings/flashing above the win-

dows properly shedding water? 
 ☐ Is the caulking between the frame and the 

cladding in good condition?

Doors
 ☐ Do the doors create a good seal when closed?
 ☐ Are the hinges sprung? In need of lubrication?
 ☐ Do locks and latches work freely?
 ☐ If glazed, is the glass in good condition? Does 

the putty need repair?
 ☐ Are door frames wicking up water? Where? 

Why?
 ☐ Are door frames caulked at the cladding? Is the 

caulking in good condition?
 ☐ What is the condition of the sill?

Gutters and Downspouts
 ☐ Are downspouts leaking? Clogged? Are there 

holes or corrosion? (Water against structure)
 ☐ Are downspouts complete without any missing 

sections? Are they properly connected?
 ☐ Is the water being effectively carried away 

from the downspout by a drainage system? 
 ☐ Do downspouts drain completely away?
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Roof
 ☐ Are there water blockage points?
 ☐ Is the leading edge of the roof wet?
 ☐ Is there evidence of biological attack? (Fungus, 

moss, birds, insects)
 ☐ Are flashings well seated? 
 ☐ If there is a lightening protection system are 

the cables properly connected and grounded?
 ☐ Does the soffit show any signs of water dam-

age? Insect or bird infestation?
 ☐ Are flashings well positioned and sealed? 

INTERIOR INSPECTION

Basement
 ☐ Are there signs of moisture damage to the 

walls? Is masonry cracked, discoloured, spall-
ing? 

 ☐ Is wood cracked, peeling rotting? Does it ap-
pear wet when surroundings are dry?

 ☐ Are there signs of past flooding, or leaks from 
the floor above? Is the floor damp?

 ☐ Are walls even or buckling or cracked? Is the 
floor cracked or heaved?

 ☐ Are there signs of insect or rodent infestation?

Concealed spaces
 ☐ Is light visible through walls, to the outsider or 

to another space?
 ☐ Are the ventilators for windowless spaces clear 

and functional? 
 ☐ Do pipes or exhausts that pass through con-

cealed spaces leak?
 ☐ Are wooden elements soft, damp, cracked? 

Is metal material rusted, paint peeling or off 
altogether?

 ☐ Infestations - are there signs of birds, bats, 
insects, rodents, past or present?

6.7.2 MAINTENANCE PROGRAMME 

INSPECTION CYCLE:

Daily
• Observations noted during cleaning (cracks; 

damp, dripping pipes; malfunctioning 
hardware; etc.) to be noted in log book or 
building file.

Semi-annually
• Semi-annual inspection and report with 

special focus on seasonal issues.
• Thorough cleaning of drainage system to cope 

with winter rains and summer storms
• Check condition of weather sealants (Fall).
• Clean the exterior using a soft bristle broom/

brush.

Annually (Spring)
• Inspect concrete for cracks, deterioration. 
• Inspect metal elements, especially in areas that 

may trap water. 
• Inspect windows for paint and glazing 

compound failure, corrosion and wood decay 
and proper operation.

• Complete annual inspection and report.
• Clean out of all perimeter drains and rainwater 

systems.
• Touch up worn paint on the building’s exterior.
• Check for plant, insect or animal infestation.
• Routine cleaning, as required.

Five-Year Cycle
• A full inspection report should be undertaken 

every five years comparing records from 
previous inspections and the original work, 
particularly monitoring structural movement 
and durability of utilities.

• Repaint windows every five to fifteen years.
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Ten-Year Cycle
• Check condition of roof every ten years after 

last replacement.

Twenty-Year Cycle
• Confirm condition of roof and estimate effective 

lifespan. Replace when required.

Major Maintenance Work (as required)
• Thorough repainting, downspout and drain 

replacement; replacement of deteriorated 
building materials; etc.

MAINTENANCE PLAN
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APPENDIX A: RESEARCH SUMMARY

HISTORIC NAME:   Shiloh-Sixth Avenue United Church
OTHER NAMES:   Sixth Avenue United Church, West End Methodist Church
CONSTRUCTION DATE: 1910-1912
ORIGINAL OWNER:   Methodist Church
ORIGINAL ARCHITECT:  Thomas Hooper
CONTRACTOR:   M.D. Van der Voort

SOURCES
• Irving House - Plans “Methodist Church [3442]; August 10, 1910 and April 18, 1911; 9 pages; 2 sets of 

interior and exterior plans.
• Contract Record, xxiv, 14 Sept. 1910, page 25
• City of New Westminster Building Permit # 153 (penciled 427); Owner: Methodists; Architect: Thomas 

Hooper; Contractor: M. Vandervoort [sic]; 6th Avenue & 12th Street; May 10, 1911; $10,000; Type of 
Building” “Church Building, Cement Blocks.”

• Cornerstone: “A.D. 1911”
• R.W. Adams, “History of the 6th Avenue united Church: 1860-1965,” copy at New Westminster 

Archives: Cornerstone laid July 4, 1911; opened January 28, 1912.
• 1913 Directory: “Methodist Church - West End – 6th Ave n s 12th St. Rev P. S. O’Kell, pastor
• Heritage Resource Inventory: Vol. 3, August 15, 1986, revised March 1989.
• J.D. Scott, “Once In The Royal City”, P.114 and P.138

HISTORIC PHOTOGRAPHS
• Archival photograph supplied by the church
• NWPL #2647 - 1990
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3.1
UPPER TWELFTH STREET

Mixed Use - Low-Rise Buildings

Upper Twelfth Street Commercial Corridor

Greenway/Trail

School/Park/Open Space

EIG
HTH AVENUE

SIX
TH AVENUE

MOODY PARK

INTRODUCTION

The Upper Twelfth Street Commercial Corridor, 

identified as Development Permit Area 3.1 [See 

Map 3.0, is designated in order to facilitate new 

commercial and mixed use development, with 

activate commercial spaces oriented towards 

Twelfth Street.

As one of New Westminster’s Great Streets, 

Upper Twelfth Street is an important local 

corridor that connects the West End and Moody 

Park neighbourhoods to Brow of the Hill and 

Downtown, as well as connecting the city 

to Burnaby. This corridor has also played an 

important role in New Westminster’s history, and 

remains home to several buildings designed in the 

Art Deco style. Twelfth Street supports small-scale 

neighbourhood retail and commercial businesses 

along the corridor, providing services to the 

surrounding neighbourhoods.

This area is designated as a Development Permit 

Area with the following purposes:

• establishment of objectives for the form and 

character of commercial and mixed use 

development,

• protection of the natural environment, its 

ecosystems and biological diversity (as outlined 

in the Justification section of this schedule), and

• establishment of objectives to promote energy 

conservation (as outlined in the Justification 

section of this schedule).
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SECTION 3.1 UPPER TWELFTH STREET
INTRODUCTION

OPPORTUNITIES

The vision for Upper Twelfth Street is to encourage 

commercial spaces to develop in focused nodes along 

the corridor, with pedestrian-scale residential filling 

in the gaps. New development should integrate 

commercial uses at grade with residential above in 

order to create a vibrant mix of uses to enhance the 

walkable and pleasant scale of Upper Twelfth Street. 

New development should be scaled to fit into their 

context, encourage active street fronting uses and 

enhance the unique character of the neighbourhood. 

Given the history of Upper Twelfth Street, opportunities 

to integrate stylistic or formal Art Deco cues into new 

developments could be explored. In order to create a 

family-friendly, pedestrian oriented neighbourhood, 

new developments should focus commercial uses on 

the primary street, ensure ground oriented residential 

units provide a transition to neighbouring residential 

uses, provide ample entries and glazing along street 

frontages and seek opportunities to improve the 

public realm. Furthermore, new developments along 

Twelfth Street must transition appropriately to the 

surrounding lower density neighbourhoods; especially, 

due to the fact that many of the parcels along Twelfth 

do not have lanes. Creating the transition between 

the scales of Twelfth and the surrounding residential 

neighbourhoods will be vital in creating a well-

scaled and comfortable environment for residents 

and pedestrians. The Twelfth Street corridor has 

a tremendous opportunity to enrich its existing 

neighbourhood character and identity to increase its 

vitality and liveliness.

As Upper Twelfth Street is identified as a Great Street 

within the city, new developments can help enhance 

the qualities of the neighbourhood and achieve a 

great public realm by providing space for activity 

along the building frontage (such as patios and 

seating areas), ensuring sidewalk widths allow for 

comfortable and unimpeded pedestrian flow, and/or 

providing opportunities for the reallocation of space 

within the right of way to allow for bike lanes or other 

improvements.

Active uses at grade with public realm elements, Source: Hapa Collaborative
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Arrival points along Upper Twelfth Street

SIXTH AVENUE

EIG
HTH AVENUE

TW
ELFTH STREET

SECTION 3.1 UPPER TWELFTH STREET
INTRODUCTION

GATEWAYS AND ARRIVAL POINTS

The intersections of Twelfth Street and Eighth Avenue, 

and Twelfth Street and Sixth Avenue provide important 

arrival points to the Commercial Corridor components 

of Twelfth Street. Eighth and Sixth Avenues also provide 

east-west transit service, and connect Upper Twelfth to 

Moody Park, Uptown and the West End. Development 

in these areas has the potential to reinforce the 

importance of Upper Twelfth Street. It is crucial to 

adequately emphasize active commercial at-grade 

uses, mixed-use buildings, open space and public realm 

improvements, and public art to signify entry points to 

this neighbourhood. The use of additional height (up 

to six storeys) at Sixth Avenue and Eighth Avenue to 

signify the entrance to Upper Twelfth Street may be a 

possibility if the development meets conditions listed 

in the guidelines. 

HOUSING  

The City of New Westminster is committed 

to the development and maintenance of safe, 

affordable housing through policies, plans and 

programs. A variety of ground oriented housing 

forms, tenures and unit sizes, and affordable 

housing for different ages, incomes, family types 

and abilities is encouraged to support diverse, 

intergenerational neighbourhoods.
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Commercial uses fronting primary and secondary streets, Source: GBL Architects

3.1 UPPER TWELFTH STREET
NEIGHBOURHOOD INTERFACES

3.1.1 SITING

Intent: Building siting must respond to the existing 

context and create a comfortable pedestrian scale and 

sensitive neighbourhood interface.

• Commercial uses should be oriented to front the 

primary frontage (Twelfth Street) in order to enhance 

a vibrant and safe public realm. 

• Commercial uses should wrap the corner onto 

secondary frontages to create a strong corner. 

• Either commercial, or ground oriented residential may 

front onto the secondary streets.

• New developments should incorporate a street wall 

that complements the scale of adjacent buildings and 

is appropriate to the street width (i.e. street wall 

height should be 50% – 30% of the street R.O.W. 

width). Floors above this ratio height should be set 

back a minimum of 3m (9’10”).

• Buildings should be designed to respond to specific 

site conditions and opportunities, including: 
Building height to R.O.W. example of 50%

SETBACK ABOVE

50%

100%

prominent intersections, corner lots, unique block 

structures, absence of laneways, steep topography, 

natural features, prominent open spaces and views.
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3.1 UPPER TWELFTH STREET
NEIGHBOURHOOD INTERFACES

3.1.2 CHARACTER

Intent: New buildings and developments must be 

designed in a cohesive manner that enhances the 

qualities and character of the neighbourhood in which 

they are situated.  

• Buildings should be designed to fit harmoniously with 

the existing context by creating a consistent visual 

rhythm along the streetscape.

• All buildings within a development should be 

designed with diversity to ensure a varied streetscape 

but create some cohesion by aligning window sills, 

cornices, and floor-to-floor spacing along the street 

block. Variety in massing, details, and/or material 

should be considered to avoid a monotonous 

appearance and reinforce individual building identity.

• Public realm elements (lighting, landscaping, etc) 

should add to the neighbourhood’s public realm and 

provide comfortable spaces for pedestrians.

• Public art should be integrated and historical 

elements retained to enhance the Art Deco character 

of Upper Twelfth Street. Pedestrian scale landmarks 

within the neighbourhood should be created to mark 

important gateways, areas of heritage significance, 

pocket parks, etc.

• Interpretation of Art Deco character elements is 

encouraged. While direct imitation of existing Art 

Deco Styles is highly discouraged, new buildings 

should provide a modern interpretation of these 

stylistic cues. Character design elements that can still 

fit within the language of a contemporary 

development may include: angled ground floor 

recesses, mosaic tile detailing, hardware and 

architectural detailing, use of colour, period lighting, 

materials, motifs, etc.

Historical refurbishment, Source: Cote de Texas

Interpretation of historical motifs, Source: Perkins+Will
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SECTION 3.1 UPPER TWELFTH STREET
NEIGHBOURHOOD INTERFACES

3.1.3 MASSING+ SETBACKS

Intent: Building massing and setbacks must respond 

to the existing context and create a comfortable 

pedestrian scale and sensitive neighbourhood 

interface.

• Larger building masses and buildings with long 

frontages should be visually broken down using 

recesses, and/or shifts in the massing to lessen visual 

impact on the pedestrian realm and create variation 

along the street.

• Ground floor commercial uses should be set back 

from the property line when appropriate to enhance 

public realm while maintaining a consistent street 

definition. Where setbacks are appropriate, they 

should provide adequate sidewalk width, space for 

public realm enhancements such as patios and 

seating areas, and/or space to accommodate Great 

Street enhancements such as the provision of bike 

lanes.

• Buildings on lots adjacent to single detached 

dwellings or other ground oriented dwelling types 

should step masses above three storeys back a 

Commercial uses transitioning to ground oriented residential units 

COMMERCIAL CORRIDOR

SECONDARY STREET

minimum of 3m (9’10”) from the building edge.

• Buildings of four to six storeys should be set back at 

the fourth storey and higher by 3m (9’10”) on all sides 

except on interior lot line, in which case there should 

be a zero lot line condition.

• When possible, at grade residential should be 

provided along secondary frontages to create a 

similar setback and more comfortable transition to 

single detached dwellings and/or other ground 

oriented dwellings.

• Setbacks on side streets should take into account 

neighbouring properties and may be staggered across 

the front façade to east the transition to single 

detached dwellings and/or other ground oriented 

dwellings.

• Residential units along side streets should be set back 

from the property line on the ground floor by a 

minimum of 3.0m (9’10”) and a maximum of 4.0m 

(13’2”) to provide private space for ground oriented 

units.

• Rear lot setbacks are intended to provide privacy and 

open space for residents and reduce overlook. The 
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SECTION 3.1 UPPER TWELFTH STREET
NEIGHBOURHOOD INTERFACES

setbacks are dependent on building form, building 

density, use on the adjacent lot and the presence of a 

lane. 

• Where possible, a minimum 3.0m (9’10”) setback 

should be provided along laneways. If no laneway 

exists at the rear of the lot, provide a minimum 7.5m 

(24’7”) setback from the property line.

• Six storey developments will only be considered in 

limited circumstances based on specific conditions:

 - If the project is located within the Special 

Employment Area and provides one floor of office 

space.

 - OR, if the project is located outside the Special 

Employment Area and meets one or more 

significant City priorities (e.g. proving non-market 

rental housing, providing secure purpose built 

market rental, retention of a heritage building 

through a Heritage Revitalization Agreement or 

similar tool, retention of trees, construction of an 

energy efficient building).

 - OR, if the project is outside of the Special 

Employment Area and the lot size, lot depth, 

configuration and grading allows for appropriate 

transition to future adjacent massing and is in 

accordance with City regulations.

• If development sites meet one of the above 

conditions, six storey forms should:

 - Provide two storey, three bedroom, family friendly, 

ground oriented units at the base of the building 

fronting secondary streets or lanes. 

 - Exceed the requirements of the family friendly 

housing policy.

 - Change materials and colour above the third storey 

to lessen the visual impact of the height of the 

building.

 - Demonstration that it will not significantly 

overshadow adjacent residential and public open 

spaces.

 - Provide publicly accessible open space (pocket 

park, plaza, courtyard, etc.), when appropriate. 

Use of recesses and articulation to break down a long building façade, Source: GBL Architects
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3.1 UPPER TWELFTH STREET
NEIGHBOURHOOD INTERFACES

3.1.4 VIEWS + SHADOWS

Intent: Buildings must be designed to reduce 

shadowing impact on adjacent properties and 

public spaces and  maintain important views in the 

community.

• Entrances, residential unit glazing and balconies 

should be positioned to ensure casual overlook of 

public spaces and streets to enhance visibility to the 

street and public spaces or “eyes on the street”.

• Buildings should address the urban context in which 

they are situated by:

- Avoiding overshadowing existing buildings, 

private open spaces and public spaces,

- Minimizing impact on neighbouring single 

detached dwellings and other ground oriented 

housing forms,

- Orienting windows and entrances to primary and 

secondary street frontages to provide overlook,

- Designing with solar orientation, daylighting and 

passive ventilation in mind.

• The siting, form, and scale of buildings should 

mitigate blockage of significant views and solar 

access from existing or anticipated development, and 

that shadowing impacts on adjacent residential 

buildings and usable open spaces are minimized.

Solar studies and shadow diagrams should be used to determine  

impact of shadows and access to daylight
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Interior unit configuration with windows on two sides, Source: 

Bruce Damonte

3.1 UPPER TWELFTH STREET
NEIGHBOURHOOD INTERFACES

3.1.5 VENTILATION

Intent: Buildings must be designed to maximize 

natural light and ventilation for all residential units 

while considering any microclimates which may impact 

the building. 

• Massing of buildings should promote as many units 

as possible having exterior walls with windows on 

two sides.

• Internal units should be configured using a wide 

window-wall to shallow room depth ratio that 

ensures ample daylight penetrates to the rear of the 

unit.

• Buildings should be organized internally so that 

wherever possible, primary living spaces (living room, 

kitchen, family room) have exterior walls with 

windows on two sides to encourage natural 

ventilation and daylighting.

• Use stack vents and light wells to provide additional 

light and ventilation to primary and secondary living 

spaces, when appropriate.

• Ventilation for underground parking and garbage/

recycling rooms should not vent onto public sidewalks 

or adjacent to residential units.
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Easily identifiable residential entry, Source: Shift Architecture

3.1 UPPER TWELFTH STREET
BUILDING DESIGN

3.1.6 ENTRANCES

Intent: Building entrances must be located and 

designed to provide active ground floor uses that 

contribute to safe and lively urban environments.

• Frequent entrances into commercial frontages facing 

the street should be provided to create a pedestrian 

scale frontage. The ideal spacing is 10m (32’10”) for 

entrances along retail high streets.

• A diverse range of CRU sizes should be provided, or if 

CRUs are large, multiple entries can be used to 

enhance connectivity to the street.

• Commercial entries and apartment should be clearly 

visible and identifiable from the fronting public 

street and sidewalk. This can be achieved through 

articulating the building massing and framing 

entrances with secondary roof elements.

• Buildings should activate secondary streets and lanes 

by incorporating ground floor residential units with 

individual primary entrances.

• Ground floor residential units should be elevated 

slightly to create privacy and a transition zone from 

the street. 

• Architectural and landscape features should be 

incorporated to create thresholds and gateways to 

further enhance a sense of arrival to the building and 

differentiate the public and private realm along the 

streetscape.
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Active ground level façade, Source: David Baker Architects

3.1 UPPER TWELFTH STREET
BUILDING DESIGN

3.1.7 FAÇADES

Intent: Building façades must have appropriate levels 

of transparency and have a direct interface with public 

streets, pathways and open spaces.

• The façades of buildings that front public or internal 

streets, pedestrian pathways, parks or open space 

should be designed to be welcoming, activate the 

street, create visual interest and enhance safety. 

• Building entrances should be recessed by a minimum 

of 0.6m (2’) to provide for door swings, weather 

protection and to visually emphasize the building 

entrance. This should be done with CPTED principles 

in mind to enhance safety.

• Public realm opportunities should be enhanced 

adjacent to the building by creating modest setbacks 

to allow space for sidewalk patios, seating areas and 

other spaces which activate the street.

• Blank walls should be avoided. When unavoidable, use 

design treatments such as planters, climbing vines or 

plants, murals and public art.

• Continuous weather protection should be provided 

along commercial building frontages which border 

sidewalks and prominent occupied open space.

• Site lines from interior spaces to the sidewalk/public 

space should be maintained to ensure safety.
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3.1.8 MATERIALS

Intent: All buildings within a development must use a 

cohesive material and colour palette that complements 

the character of the surrounding neighbourhood.

• High quality materials should be used to enhance the 

quality and character of Upper Twelfth Street. Wood, 

stone and brick are preferred cladding materials, 

while composite, metal or cementitious panels are 

also permitted. Stucco and polished concrete may be 

permitted if used sparingly and in a way that is 

consistent with the Art Deco heritage of the 

neighbourhood.

• Colours should be muted but fit within the 

surrounding neighbourhood character. Accent colours 

may be bold but should be harmonious with the main 

colour and material palette to unify the design and to 

highlight architectural details (e.g. soffits, window 

and door trim, railings). 

• Matte finishes or finishes with a low level of 

reflectivity should be used. The use of reflective 

materials (e.g. mirrored glass, polished stone) should 

be avoided.

3.1 UPPER TWELFTH STREET
BUILDING DESIGN

Simple material palette with accent colour, Source: Shift Architecture
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3.1.9 WINDOWS

Intent: Windows must be placed to encourage “eyes-

on-the-street” while being mindful of strategies for 

reducing solar gain and ensuring occupant privacy. 

• Windows should be located to maximize connections 

with the public realm. 

• Ground floor commercial uses should have a 

minimum glazing area of at least 60% between 0.9m 

(3’) and 2.5m (8’2”) above grade.

• Transparency at grade should be achieved by utilizing 

clear glass – tinted, reflective and opaque glass must 

be avoided. Ensure windows are not covered with 

advertising, signs and large vinyl wraps/screens.

• Exterior shading devices such as: fins, louvres and 

strategic overhangs should be used when possible to 

create shade from the summer sun while providing 

solar access in the winter months. These shading 

devices should be used primarily on south-facing 

façades but may also be utilized on west or east 

façades.

3.1.10 BALCONIES

Intent: Balconies must be designed to enhance the 

layout of internal units, avoid overlook into adjacent 

units or buildings and provide visual connections to the 

surrounding public realm.

• A strong relationship should be created between the 

private and public realm by locating balconies and 

patios facing onto semi-private or public outdoor 

spaces.

• Patios and balconies should have direct connections 

to primary indoor living spaces wherever possible. 

• Balconies should be integrated into the building mass 

or located below other balconies in order to have 

adequate weather protection.

• Railings and structure for balconies should enhance 

transparency and use minimal structure as not to 

obstruct views. The use of more opaque railing 

components (fritted or coloured glass, screening 

elements etc.) may be considered if privacy from 

neighbouring properties is an issue.

• Courtyard spaces should be provided when possible 

to create private or semi-private access to the 

outdoors. These semi-private outdoor spaces should 

be sited to act as a buffer between public spaces, and 

residential spaces.

3.1 UPPER TWELFTH STREET
BUILDING DESIGN

Commercial and residential windows oriented to provide overlook onto public streets, Source: David Baker Architects
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3.1 UPPER TWELFTH STREET
BUILDING DESIGN

Shared rooftop courtyard, Source: Kirsten Bucher

3.1.11 ROOFS

Intent: Roofs must be designed to fit with the 

architectural style of the building and maintain a clean 

appearance.

• Architectural elements and massing strategies should 

be used to screen mechanical and service equipment 

so it appears to be integrated with the overall 

expression.

• The surface of roofs should be finished with a 

material that is attractive and easy to maintain.

• Roofing materials and colours with a high albedo (e.g. 

materials that reflect heat energy from the sun) 

should be used to reduce the absorption of heat into 

the building and reduce the urban heat island effect.

• Landscaped roofs should be provided to manage 

runoff, add visual appeal, improve energy efficiency 

and reduce heat island effects, and provide amenity 

value.
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Weather protection along commercial frontages

At grade transparency and integrated weather protection, 

Source: Sisters Coffee

3.1 UPPER TWELFTH STREET
BUILDING DESIGN

3.1.12 WEATHER PROTECTION

Intent: Given the local climate of prolonged rainy 

periods, landscaping and well-designed and 

appropriately scaled architectural elements must be 

used to provide shelter from precipitation, wind and 

direct sun. 

• All streets lined with retail should have continuous 

weather protection along the face of the commercial 

units. The minimum width of fixed canopies, and 

fixed or retractable awnings should be 1.5m (4-11”) 

with a recommended minimum storefront height of 

4.0m (13’1”).

• Weather protection should be provided along 

commercial building frontages facing primary and 

secondary streets. Weather protection may include 

natural features such as trees on landscaping, or 

high-quality architectural elements such as canopies, 

colonnades, overhangs or pergolas.

• Weather protection should be provided over all 

residential entries, including those for main lobbies 

and individual units accessible at grade. This may take 

the form of overhangs, recesses, awnings, or canopies.

• Weather protection elements should fit with the 

architectural style of the development and use high 

quality materials such as glass, metal or similar 

materials to give a cohesive expression within the 

façade.  

• Maintenance associated with elements for weather 

protection elements (i.e. avoid algae film or leaf build 

up on glass canopies, etc.) should be considered.

• The design of canopies should take water drainage 

into consideration (i.e. avoid water spillage between 

the building and canopy, particularly in pedestrian 

zones).

• Where historically appropriate, a heritage building or 

building designed to fit into a heritage context may 

not require weather protection.

4.0m

min. 1.5m
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Architectural and street lighting, Source: Waterleaf Architecture

3.1 UPPER TWELFTH STREET
BUILDING DESIGN

3.1.13 LIGHTING

Intent: New developments and the spaces around them 

must be well lit with energy efficient lighting elements 

that are well integrated into the design.

• All public and semi-private sidewalks and open spaces 

should be equipped with pedestrian scale lighting. 

Commercial and private residential entries at grade 

should also be provided with sufficient exterior 

lighting.

• Lighting fixtures should be unobtrusive and 

integrated into the design in a way that is consistent 

with the architecture of the building and its 

surrounding context.

• Use shielded down lighting that provides security, 

ambient lighting and enhances architectural and 

landscape details but minimizes light pollution.

• Minimize energy used in exterior lighting by 

considering energy efficient lighting (e.g. LED, 

solar-powered) and timers, motion or photo-activated 

lighting for all exterior areas, including walkways and 

driveways and for security lighting.

• Shielded down lighting should be provided to ensure 

the safety and comfort of pedestrians on the public 

sidewalk. This lighting should provide security and 

ambient lighting while minimizing light pollution and 

spill over lighting into residential units.
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Deciduous trees placed to provide shade, Source: Holst Architecture

3.1 UPPER TWELFTH STREET
OPEN SPACE + LANDSCAPING

3.1.14 TREES + LANDSCAPING

Intent: New developments must integrate landscaping 

elements including trees, shrubs and ground cover to 

enhance public realm, improve air quality, absorb storm 

water and add to the city’s tree canopy. 

• Selection and placement of trees and other plant 

materials should be carefully considered within the 

city and neighbourhood context, as well as within 

microclimate conditions created by surrounding 

existing and planned buildings.

• Each development should use the BC Society of 

Landscape Architects’ and BC Landscape and Nursery 

Association’s “BC Landscape Standard Guidelines 

(Latest Edition)” in specifying, selection, site 

preparation, installation and maintenance of all trees 

and other plant materials.

• Wherever possible, retain and protect trees, 

vegetation, natural slopes and native soils and 

integrate these features into the overall landscape 

design.

• All new developments should integrate trees into 

their landscape plan. Distribute trees and landscaping 

throughout the site to soften and screen public/

private boundaries, reinforce circulation routes, 

create pleasant pedestrian conditions and/or 

maximize shade and/or stormwater benefits. 

• Landscaping between pedestrian pathways and 

loading areas, as well as between buildings and 

neighbouring properties and public roadways is 

encouraged.
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Rain garden along pedestrian pathway, Source: UBC

3.1 UPPER TWELFTH STREET
OPEN SPACE + LANDSCAPING

• Deciduous trees should be located on the south and 

west sides of buildings to provide shade and minimize 

unwanted heat gain during summer and provide solar 

access and passive solar gain during winter.

• Communal gardens and private balcony or roof 

gardens are encouraged to provide residents with 

space to grow food and interact with each other. 

Edible decorative landscaping is also encouraged.

• New developments should manage rainwater on site 

in a way that improves quality, diverts volume from 

conventional catch basins and meets the targets set 

by the City’s Integrated Stormwater Management 

Plan. Rainwater on-site should be managed with 

designs that encourage infiltration, 

evapotranspiration and water re-use, including the 

creation of bio-retention areas, such as swales, 

rain-gardens, vegetated islands and overflow ponds.

INTEGRATED STORMWATER MANAGEMENT PLAN  

The City’s Integrated Stormwater Management 

Plan (ISMP) outlines & guides the planning of 

stormwater management initiatives for the 

City. The long term initiative of the Plan is to 

minimize runoff volume and to reduce the risks 

and consequences of pollutants in stormwater 

runoff entering the Fraser and Brunette rivers.  

The ISMP includes a set of runoff reduction and 

water quality targets. The ISMP also includes a 

Best Management Practice Toolkit that provides 

guidelines for a range of common tools that 

infiltrate, treat or detain stormwater. New 

development will be required to use one or more 

of these tools in order to meet the ISMP targets. 

URBAN FOREST MANAGEMENT PLAN  

In recognition of the urban forest as a valued 

public resource at risk of decline, the City 

developed a city-wide Urban Forest Strategy that 

aims to shift the focus from individual trees in the 

city, to the protection and enhancement of the 

city’s entire urban forest system. 

The Strategy identifies a comprehensive set of 40 

actions to reverse the current trend and increase 

the tree canopy cover from 18% to a target of 27% 

over the next 20 years. In order to achieve this, 

new development proposals must consider the 

Urban Forest Management Strategy and comply 

with the Tree Protection and Regulation Bylaw. 
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Communal outdoor space, Source: Holst Architects

3.1 UPPER TWELFTH STREET
OPEN SPACE + LANDSCAPING

3.1.15 OPEN SPACE + TRAILS

Intent: Developments must integrate semi-private 

and private open space to improve quality of life for 

building residents, as well as enhance biodiversity and 

the overall quality of the neighbourhood.

• Balconies for above grade units and patios for ground 

oriented units should be provided. 

• New multi-unit residential developments should 

provide semi-private outdoor common space for use 

by all residents, when appropriate. Orient private 

patios and entries around the semi-private common 

space to facilitate neighbourly interactions and 

provide overlook for children as they play.

• Roofs should be designed to provide usable outdoor 

space for building residents, when appropriate.

• Where units front onto public streets and/or city 

trails or greenways, the private outdoor space should 

be used to create a clear transition between public 

and private space. Design this area to be spatially 

well-defined and visible from the street or walkway 

(e.g. elevate slightly, enclose with low hedges or an 

open-railing fence).

• Outdoor common spaces should be designed to be 

programmable for inter-generational activities and 

uses. This might include benches or tables, a 

playground suitable for a variety of ages that is visible 

from residential units, landscaping and/or shared 

patio spaces.

• Each development adjacent to any trail or greenway, 

as identified on the Parks, Trails and Greenway Streets 

Map should design buildings to interface with the 

walkway and provide appropriate setbacks and 

transitions to ensure a comfortable public realm.

• Each development should provide outdoor space for 

use by employees that is of a usable size and 

configuration. These spaces might include hard and 

soft landscaped areas such as courtyards, lawns, 

patios or naturalized open spaces, or seating options 

(e.g. benches, movable chairs/tables, etc) that are 

suited to different weather conditions.

• High quality, interesting, and durable outdoor spaces 

that are easily accessible should be provided. 

Coordinate the design of all elements including 

lighting, paving, outdoor furniture, and garbage 

receptacles. The design of the common space should 

be integrated with the site and building.
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3.1 UPPER TWELFTH STREET
OPEN SPACE + LANDSCAPING

3.1.16 FURNITURE + AMENITIES

Intent: New developments must aim to provide a range 

of amenities to enhance semi-public and semi-private 

spaces in and around the building. 

• Seating is an essential component of a functional and 

inviting open space that allows places for pause, rest 

and relaxation. Seating options should allow for a 

variety of configurations (i.e. group seating vs. 

individual seating), options which take advantage of 

both sun and shade, as well opportunities for both 

fixed and movable furniture.

• Benches should be provided near pick up and drop off 

areas, and along extended pedestrian routes. 

Multi-functional elements may also be used to 

provide seating, such as steps, raised planters or 

retaining walls and grassy landforms.

• New developments adjacent to bus stops should 

provide benches or areas for seating and ensure that 

sufficient space is provided between the bus stop and 

built elements within the property line.

• Opportunities for children to experience cognitive 

and imaginative play as well as active play should be 

provided, when appropriate. Playscapes should 

encourage a range of activities and uses for children 

of all ages, as well as provide a balance between 

natural and built elements. These spaces should be 

strategically located to encourage casual supervision 

from adjacent residential units.

• Amenities should be designed and located to ensure 

that open spaces are not cluttered and pedestrian 

circulation is unobstructed.

• Amenities should be of a high quality and made of 

durable materials to minimize maintenance.

• Amenities should be provided for pets, in particular 

places for dog exercise and relief. Consider dogs when 

designing turf areas (grass sod can be trampled by 

frequent dog use) and drainage (granular material in 

planters can help).

Moveable furniture elements, Source: Andrew Lloyd

Active play element, Source: David Baker Architects

PUBLIC ART POLICY

The City of New Westminster has a Public Art 

Policy which lays out the foundation for creating 

a dynamic and engaging Public Art Program. 

The Policy aims to create a distinctive visual 

expression in the urban landscape and the public 

realm.  The specific goals are to increase foot 

traffic on the street, animate New Westminster’s 

historic downtown and draw attention to New 

Westminster as a vital municipality which 

promotes arts, culture and tourism. 

New development may have the opportunity 

to provide art in the public realm as means to 

animate and focus attention into a space, allow 

the public to interpret the meaning of space, or 

as a way to transform functional elements, such 

as benches and utility boxes, into decorative 

elements.
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3.1 UPPER TWELFTH STREET
ACCESS + PARKING

3.1.17 ACCESSIBILITY

Intent: All pathways, building entrances and site 

amenities in new developments must be accessible to 

people of varying ability.

• Access from the street to building entrances and 

walkways within the development should be 

universally accessible, with smooth, non-skid walking 

surfaces and gentle grades.

• Sidewalks and pathways should be a minimum 1.8m 

(5’11”) wide with non-skid, uniform surfaces.

• Entrance ramps and lifts should be located in areas 

that are highly visible, easily accessible and connected 

to the sidewalk.

• Site furnishings (e.g. lighting, bollards, signage, 

guardrails, seating) should be located where they will 

not impede easy passage for those using a mobility 

device (e.g. wheelchair, scooter) or people who are 

visually impaired.

• Parking for persons with a disability should be located 

close to accessible building entrances.

• Light fixtures that emit white light (i.e. not orange 

light) should be used in all outdoor areas, as it 

facilitates better visibility.

• Where steps or a grade separation that creates a 

private outdoor space are provided, a secondary 

entrance that meets accessibility requirements 

should also be provided from a rear corridor or a rear 

yard.

Clearly market accessible parking spaces, Source: Stuttgart 

Airport
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3.1 UPPER TWELFTH STREET
ACCESS + PARKING

3.1.18 PEDESTRIAN + CYCLIST ACCESS

Intent: New developments must provide appropriate 

connections for both pedestrians and cyclists to ensure 

comfort, safety and visibility. 

• Pedestrian circulation that connects between 

buildings and shared amenities, as well as links to 

public streets and greenways should be provided.

• Ensure safe circulation by distinguishing areas for 

walking and cycling from parking and vehicle traffic. 

• The number of driveways and times driveways and/or 

internal streets cross sidewalks should be minimized. 

Provide lanes, wherever appropriate, to give parking 

access that minimizes disruption to sidewalks, bike 

routes and on-street parking.

• The comfort and interest of pedestrians on the 

sidewalk and in public spaces should be provided for 

through lighting, wayfinding, and seating.

• Paving materials are an important aspect in the 

usability and quality of a space. These materials must 

be high quality and durable to provide safe walking 

surfaces for users, with special consideration for 

universal access. 

• Entrances and edges should be emphasized, and 

pedestrian pathways should be delineated with high 

quality and decorative materials (e.g. stone pavers, 

brick pavers, coloured concrete). Where the open 

space is an extension of the public sidewalk, consider 

materials that are compatible with those that are 

typically found in existing patterns (e.g. a concrete 

sidewalk with a decorative paving band along the 

curb). Consider extending any special paving patterns 

of adjacent City parks or open spaces to promote the 

public nature of the space.

• Lanes and narrow streets should be pleasantly 

designed and safe by indicating an edge between the 

public street and private land. 

• Short-term bicycle parking should be located in highly 

visible, well-lit, accessible and weather protected 

areas and at main entrances. 

Clearly defined pedestrian circulation, Source: Perkins+Will
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3.1 UPPER TWELFTH STREET
ACCESS + PARKING

3.1.19 VEHICULAR ACCESS + PARKING

Intent: Vehicle parking associated with a development 

must be located and designed to reinforce a pedestrian 

oriented neighbourhood character and scale.

• Underground parking has far less impact than above 

grade garages and is recommended in all 

developments to reduce potential pedestrian and 

vehicular conflicts. 

• Where below grade structures are not possible, above 

ground parking structures should be located behind 

active street level uses. Attention and detail should be 

given to the design of the structure, including 

incorporating decorative grating applied to any face 

of the structure fronting a street, creative use of 

colour and/or colourful landscaping.

• Underground parking entries should be designed to 

be unobtrusive to the pedestrian environment. 

Screening and other architectural elements may be 

used to lessen visual impact of parking entrances.

• Adequate space should be provided for vehicles to pull 

in and wait at the parking gate while not obstructing 

pedestrian or vehicular movement and creating 

CPTED issues.

• Parking ramps should be positioned perpendicular to 

the street or lane, not parallel to streets. 

• Ramps should be placed so that they are contained 

within the fabric of the building envelope. 

• Parking should be accessed from a lane or secondary 

street and ensure a continuous pedestrian interface 

and neighbourhood quality on the primary street. 

Where lane access is available, access to parking areas 

or structures from a street will generally not be 

permitted.

• Secure and separate parking for residential and 

commercial activities should be provided where both 

share a parking structure.

• Ensure underground parking for commercial uses is 

easily accessible, well signed and convenient for 

customers. Designated preferred parking spaces for 

green vehicles, such as electric vehicles, hybrids or 

carpools should be provided in commercial areas.

• Infrastructure within parking areas should be 

provided for electric vehicles to meet Electric Vehicle 

Ready requirements (i.e. Level 1 wiring for low-rise 

residential and small commercial buildings, and Level 

2 wiring for mid-rise residential and large commercial 

buildings).

• Provide appropriately sized and conveniently located 

parking spaces in order to support transportation 

options such as carpools and cooperative car use.

Screened parking entrance, Source: DIALOG
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3.1.20 PRIVACY

Intent: Buildings must be designed to clearly delineate 

between public and private spaces, while still creating 

visual connections to the surrounding public realm.

• Commercial units at grade should present active uses 

to the street along primary and secondary streets 

with ample glazing.

• The recommended building setback of 3.0m (9’10”) 

minimum from the property line is to provide space 

for entrances into ground level residential units and 

private outdoor space for the occupants. This space 

can function as a porch, a patio, a deck, or a planting 

buffer from the street. The space should be elevated 

above street level slightly to provide some overlook 

and greater privacy for the residents.  

• Residential façades should incorporate a high amount 

of transparency at street level. Where patios are 

located along the street front, they should be elevated 

slightly or may be screened with landscaping 

elements to provide a degree of privacy while still 

allowing street surveillance.

• All mixed-use developments with residential units 

should provide directly accessible private outdoor 

spaces for all units. These spaces may include 

balconies, terraces or patios.

• Fencing and screening should be consistent with the 

overall site design and furnishings, and integrated 

into any landscaped areas.

• There should be no solid walls and solid fencing 

adjacent to private or public open space where safety 

and security is an issue. In areas where solid walls are 

unavoidable, care should be taken to ensure that 

materials and form fits within the architectural style 

of the larger development. Landscaping, screening 

and other architectural techniques can be employed 

to lessen the impact of solid walls or fencing. Chain 

link fencing will not be permitted.

Design residential and commercial units to provide casual 

overlook onto public spaces

3.1 UPPER TWELFTH STREET
SAFETY + SECURITY
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3.1.21 SAFETY

Intent: New developments must enhance personal 

safety and security through building siting, orientation 

and design.

• Each development should provide a Crime Prevention 

Through Environmental Design (CPTED) analysis 

outlining the use of CPTED strategies in the design of 

developments and buildings, including open space. 

• Clear sightlines should be provided from within 

buildings to the entryways so occupants can clearly 

see outside before leaving the building. Design front 

entries so they don’t create entrapment areas that are 

not visible from indoors. 

• Opportunities for visual oversight should be provided 

from buildings onto adjacent streets or lanes, and 

shared open space within the development.

• All building entrances should be legible from the 

street. Use public realm elements such as pathways, 

pavements, gates, lighting and landscaping to guide 

the public to and from entrances and exits.

• Ownership and intended use should be clearly 

defined through obvious design cues such as low 

fencing, benches and paving patterns/materials.

Decorative fencing, low walls and screening can be used to 

delineate boundaries, Source: Mariko Reed

3.1 UPPER TWELFTH STREET
SAFETY + SECURITY

113



NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Commercial Corridors182

CO
M

M
ER

CI
A

L 
CO

R
R

ID
O

R
S

3.1.22 ENERGY CONSERVATION

Intent: Building energy performance must be 

optimized by employing passive strategies and where 

possible using energy from renewable sources.

• New buildings should use energy efficient heating, air 

conditioning and ventilation systems.

• Passive design principles should be used to lessen 

energy input to cool in hotter months and heat in 

colder months. Building energy consumption can also 

be reduced by encouraging use of alternative energy 

sources and the use of high quality durable materials 

with a long lifespan.

• The orientation and massing of buildings should 

maximize opportunities for passive solar heating and 

cooling, solar hot water and photovoltaics, and 

natural lighting and ventilation. Where possible, 

situate the long axis of major building elements in 

the east-west direction.

• Buildings should have units with exterior ventilation 

(operable windows) on two sides to encourage passive 

cooling through cross ventilation.

• Exterior shading devices should be used to manage 

heat gain from solar exposure. These may be 

adjustable, such as retractable canopies, or fixed, 

such as projecting roofs, deep balconies, light shelves, 

fixed fins and similar features into building design to 

shade during the summer but provide solar access in 

winter.

• Strategies should be used to facilitate passive heating 

in cooler months and reduce unwanted heat gain in 

summer months. A solar heat gain coefficient of 50% 

or better is encouraged for south or west facing 

windows to maximize solar gain during winter.

• Encourage glazing technologies that allow daylight 

penetration into buildings and minimize heat 

conduction (i.e. double or triple glazing).

• Where possible, install solar panels, wind turbines, 

geothermal pumps or other devices that generate 

renewable energy on-site. “Solar ready” design is 

encouraged to extend energy production later. 

• Methods for improving building air tightness and 

overall thermal performance of the building envelope 

are encouraged.

Solar shading for southern exposures, Source: Inhabitat

3.1 UPPER TWELFTH STREET
ENVIRONMENT

ENERGY CONSERVATION 

The City of New Westminster is committed to 

energy conservation in building and design with a 

number of policies, plans and programs aimed at 

energy and greenhouse gas emissions reduction. 

ENERGY SAVE NEW WEST is a community energy 

program designed to improve the energy 

efficiency and reduce greenhouse gas emissions 

of residential homes and businesses in New 

Westminster.
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3.1.23 WASTE MANAGEMENT

Intent: Building design, construction and operation 

must focus on reducing waste and promoting resilient 

materials and recycling efforts. 

• New developments should provide on-site recycling 

and waste receptacles in locations that are adequately 

sized and convenient for collection and pick-up. The 

location of recycling, garbage and compost 

receptacles should be given thoughtful design to 

encourage the reduction of solid waste and promote 

sustainability within individual developments.

• Encourage the installation or provision of space for a 

multi-stream (compost, recyclable, waste) collection 

facility in all residential units and/or in common 

areas in buildings.

• The garbage/recycling/compost facility should be well 

located in a secure, well designed, screened area.

• Space should be provided to store bins when waiting 

for pick up to avoid bins being left on the street.

• The impact of odour from these areas should be 

reduced through careful location and an enclosed and 

properly ventilated design integrated within the 

building. 

3.1.24 NOISE

Intent: Buildings are encouraged to utilize noise 

abatement techniques to minimize impacts from 

adjacent transportation activities. 

• Leading edge technical approaches to noise 

abatement should be used in residential building 

construction (e.g. fresh air ventilation alternatives to 

open windows, acoustically rated glazing) including 

on balconies (e.g. sound absorption materials and/or 

barriers).

• Each application to develop residential dwellings 

adjacent to truck routes or train tracks must provide a 

report prepared by persons qualified in acoustics and 

noise measurement, demonstrating compliance with 

CMHC noise standards for habitable areas (i.e. max. 

35 decibels for bedrooms, max. 40 decibels for living 

dining and recreation rooms, and max. 45 decibels for 

kitchen, bathrooms, hallways and utility rooms).

Multi-stream recycling and waste collection area, Source: City 

of Vancouver

3.1 UPPER TWELFTH STREET
ENVIRONMENT
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3.1.25 HERITAGE

Intent: Heritage elements must be recognized, 

preserved and enhanced to strengthen neighbourhood 

history and character.

• Each development should follow the Standards and 

Guidelines for the Conservation of Historic Places in 

Canada for all physical work to heritage assets.

• When possible, reuse historic artifacts on 

redevelopment site.

• New materials should be harmonious with the 

historic context, and original materials should be 

maintained where possible.

• New construction should be compatible with 

adjacent heritage materials and complement any 

existing heritage pattern and scale of the streetscape 

by providing an appropriate transition between 

differing scales and heights of neighbouring 

buildings.

• New construction should respect and enhance the 

quality of neighbouring heritage buildings by using 

similar building proportions. The first storey will 

maintain a similar articulation to the heritage 

buildings on either side and upper storeys should 

respect the decorative details and articulation of 

neighbouring heritage buildings. 

• New buildings in proximity to heritage assets should 

be designed to be compatible with their historical 

context without literally imitating older building 

styles. In these cases, new buildings should provide an 

original interpretation of the traditional building 

style (i.e. draw inspiration from fundamental design 

characteristics) while continuing to reinforce 

traditional development patterns and rhythms.

3.1 UPPER TWELFTH STREET
HERITAGE

HERITAGE REVITALIZATION AGREEMENT 

A project including a heritage asset may be able 

to take advantage of conservation tools such as 

a Heritage Revitalization Agreement (HRA). This 

tool is a site specific agreement that provides 

long-term legal protection of a site in exchange 

for agreed-upon variations to the Zoning Bylaw. 

This could include incentives, such as an increase 

in density or reduced parking requirements, 

which would make it viable to conserve assets 

with heritage merit. The terms of an HRA strive 

to balance private with public interests, heritage 

conservation with livability and housing choice.
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3.1.26 SIGNAGE

Intent: Provide signage that is clear and visible without 

being visually obtrusive.

• A comprehensive sign plan should be provided for all 

new developments.

• Signs should be designed to be consistent with the 

architectural style, scale and materials of the 

development and its surrounding context.

• Signs should be integrated into the detailing of the 

building, but subordinate to the overall building 

composition.

• Signs should be visible from the street without being 

visually obtrusive. Signs should be designed so that 

the size, location and information is oriented to 

pedestrians.

• Signs should be appropriately lit and visible at all 

times. To achieve this, use of indirect lighting from 

fixtures integrated into the design of the building is 

encouraged.

• Signs should add to the interest of the building and 

respect the historic character of the area, and not 

create visual clutter.

Character signage, Source: Wikipedia

Character signage, Source: Inspiration Feed

3.1 UPPER TWELFTH STREET
SIGNAGE
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Mandeville Block

BC Register of Historic Places

Unique FPT Identifier

Description The Mandeville Block is a three and one-half storey masonry apartment block with ground 
level commercial space, distinguished by its gabled roof with a series of gabled roof 
dormers. It is located on a southwest sloping corner lot at the intersection of Sixth Avenue 
and Twelfth Street, within a mixed-use commercial and residential context.

Description of 

boundaries

Kelvin

Heritage value Constructed during the height of the pre-First World War real estate boom, the Mandeville 
Block is valued as a reflection of the surge of development that occurred in New 
Westminster's West End at this time. While much of the development transforming the 
area was single-family houses, it was also a popular area for the city's large population of 
working-class bachelors seeking respectable housing. With its substantial size, brick 
construction and Craftsman-influenced detailing, the Mandeville Block was, and remains, 
a neighbourhood landmark. The scale of the building reflects the optimism and rapid 
growth of the Edwardian era, prior to the collapse of the local economy and the outbreak 
of the First World War. Growth in the area was curtailed until later in the 1920s and 1930s, 
and the modest scale of the later commercial buildings on Twelfth Street stands in marked 
contrast to the towering Mandeville Block.

Additionally, the Mandeville Block is significant as a vernacular, mixed-use project of the 
Edwardian era. With ground-level commercial space and residential apartments above, 
this type of development allowed a dense urban concentration of population that 
supported the development of the adjacent retail area. It was built as an investment 
property by Francis Mandeville (1875-1955), a farmer by trade. 

The location of the Mandeville Block marks the southern end of the historic Twelfth Street 
commercial strip, which developed as a neighbourhood commercial centre. With its 
commercial ground level, the Mandeville Block was a precursor of, and stimulus for, other 
businesses along this portion of Twelfth Street between Sixth and Tenth Avenues, and 
acted as a generator for this important commercial strip in the city's West End.

Character-Defining 

elements

Key elements that define the heritage character of the Mandeville Block include its:
- steeply-sloping corner location on Twelfth Street at Sixth Avenue, within a historic 
grouping of commercial buildings
- continuous commercial use at the ground floor level, with residential use above
- siting on the property lines with no setbacks
- mixed-use commercial and residential form, scale and massing as expressed by its three 
and one-half storey, U-shaped plan of rectangular proportions
- complex and prominent roofline, with: side-gabled roof with open eaves at each end; 
gabled extensions to the rear with open eaves at the rear; hipped return of roofline at the 
rear lightwell; and a series of shingle-clad gabled dormers
- exterior elements that recall the Craftsman style domestic vernacular, such as exposed 
purlin ends and shingled roof dormers
- masonry cladding of tan-coloured Clayburn brick, extant under a later coating of stucco
- exterior features such as: four ground-level recessed commercial entrances with 
exposed box beams and tongue-and-groove ceilings; sheet metal cornice between the first 
and second storey with elaborate brackets; wooden brackets at original front entry; one 
external brick chimney; and a rear lightwell
- asymmetrical upper-storey fenestration, and symmetrical ground floor fenestration with 
plate glass display windows with original wooden frames
- interior features have not yet been assessed and may have value and contain character-
defining elements

Functional Type Contributing Resources

 DESCRIPTION

 LOCATION

Address #

1115-19

Street

Sixth Avenue

Community

New Westminster

Postal

V3M 2B7

Cadastral

PID 002 177 269

Page 1 of 2
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Mandeville Block

BC Register of Historic Places

 FORMAL RECOGNITION

 IMAGES

Associated datesArchitect or builder

 LINKS

Themes Category of Property

Private

 COMMENTS and INFORMATION (not used by registrar)

Statute Enactment Date

Community Heritage Register Resolution July 14, 200

Type Era

Multiple Dwelling Historic

Multiple Dwelling Current

Type#

Building1

FromType To

1911Construction 1911

AssociationName

BuilderHenry Chomiere

Type URLDescription

Local government web site www.newwestcity.caCity Web Site

Name Type Description Caption

12 st cor 6ve-1.jpg Contemporary Ph Exterior Oblique View Mandeville Block

Name Category

Trade and Commerce Developing Economies

Page 2 of 2
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Memorandum 

To: Community Heritage Commission Date: June 12, 2019 

From: Britney Quail, Heritage Planner File: OCP00030 

Subject: 318 Fourth Street – OCP Amendment Application for 
Removal of Heritage Conservation Area Protection 

An application has been received to remove the protection from a 1908 house in the 
Queen’s Park Heritage Conservation Area. Should the application be approved, the 
property would be listed on the Exemption Schedule (Appendix 4) of the Official 
Community Plan (OCP) and the house would be reclassified as non-protected. As a non-
protected property, no further review would be required prior to demolition. Similarly, no 
Heritage Alteration Permit (HAP) would be required for alterations to the exterior of the 
building. An HAP would be required for construction of new residential buildings. 

The application was evaluated against criteria on the Queen’s Park Heritage Conservation 
Area’s Evaluation Checklist: a policy document which supports the consideration of 
applications for demolition or removal of protection, and which is central to the Special 
Limited Study. The Checklist’s scoring system includes criteria related to heritage merit, 
development potential, and building condition. The evaluation was completed by staff, 
informed by research and a conditions assessment provided by a heritage professional as 
part of the applicant’s submission package. 

Overall, the property received a score of 15 out of 25 (60%) on the Checklist. Notably, 
the score for heritage value was relatively low (3 out of 9, or 33%). Per the policy on the 
use of the Evaluation Checklist, properties with a score of 60% or higher are generally 
not recommend for reclassification to non-protected. However, Council has final 
decision-making authority on these types of applications, following a Public Hearing. 
The Public Hearing date has not yet been scheduled for this application. Notification will 
be provided to the community once it is scheduled. 

This memorandum is being provided to the Community Heritage Commission for 
information, per the Heritage Conservation Area policy. The heritage assessment and 
completed Evaluation Checklist are also attached to this memo for information.  No 
recommendation is required from the Commission at this time.  

Attachment 1: Heritage Value Assessment for 318 Fourth Street 
Attachment 2: Completed Evaluation Checklist, prepared by staff 
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julie@schueckconsulting.com 

 Heritage Assessment 
318 Fourth Street 

New Westminster, BC 
 
Introduction 
 
The subject building is located at 318 Fourth Street in New Westminster and is being evaluated for 
removal from the Advanced Category of the Queen’s Park Neighbourhood Heritage Conservation Area 
Bylaw.  Because the Heritage Conservation Area is part of the City’s Official Community Plan (OCP), 
removal of a property from the Advanced Category requires a text amendment to the OCP. 
 
In order to begin the process of removing the property from the Advanced Category, a heritage 
assessment and a review of the property’s development entitlements (this document) as well as a 
completed demolition checklist (attached) is required.  If the Director of Development Services supports 
the application, staff would provide a report for Council’s consideration to proceed. Should Council 
direct, the OCP text amendment process would include 1st/2nd readings of the text amendment at a 
Council meeting, followed by a public hearing and consideration of 3rd reading at a second Council 
meeting, and finally consideration of adoption of the text amendment by Council at a third Council 
meeting.   
 
Context 
 
Constructed in 1908, the subject building (identified on the map below with a red rectangle) is located in 
the Queen’s Park neighbourhood.  It is situated mid-block between Third and Fourth Avenues.  
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The property is 7,050 square feet (655 square metres) in area, with a frontage of 50 feet (15.24 metres) 
and an average depth of 141 feet (42.98 metres).  There are single-family dwellings on either side of, 
and across the street, from the property. 

 
The house is known as the E. Walmsley House and is 
not protected heritage property. It is not listed on the 
City’s Heritage Register nor does it have a Statement of 
Significance (SOS).  It was, however, identified and 
listed on the City’s Historic Places Inventory (1980s), 
with the following description: 
 
“Built in 1908, the appearance of this house has been 
greatly altered by synthetic siding, aluminum-frame 
windows, decorative shutters, porch design, and 
additions to the main house.”1 
 

 
Since that description, written in the 1980s, the house has undergone renovations that included the 
replacement of the synthetic siding and aluminum-frame windows with more period-appropriate 
materials, but without following heritage conservation guidelines or principles. 
 
Official Community Plan and Zoning 
 
The property is designated in the Official Community Plan as ‘M-RD: Residential-Detached and Semi-
Detached Housing’.  The purpose of this designation is to “allow low density ground oriented residential 
uses including gentle infill which increases housing choice and retains existing neighbourhood character” 
on the mainland portion of the City. The principal forms and uses are: “single detached dwellings and 
duplexes. Single detached dwellings may also include a secondary suite and/or a detached accessory 
dwelling unit (e.g. laneway house, carriage house).” Complementary uses include: “home based 
businesses, small scale local commercial uses (e.g. corner stores), small scale institutional uses (e.g. child 
care, care facilities, places of worship), utilities, transportation corridors, parks, open space, and 
community facilities.” The maximum density contemplated is low density residential.  With the use of a 
Heritage Revitalization Agreement, or similar tool, “a property with heritage value 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”.2 
 

                                                           
1 New Westminster Heritage Resources Inventory, Volume 2, 1986, p. 106 
2 New Westminster Official Community Plan, p.148 
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The property is additionally part of a Heritage Conservation Area and has been automatically listed in 
the Advanced Category because of the year the house was constructed (1908).  The City’s website 
describes the Heritage Conservation Area as follows: “A Heritage Conservation Area is a distinct and 
identifiable neighbourhood, characterized by its historic value, which is identified in a City’s Official 
Community Plan for heritage conservation purposes. The Queen’s Park neighbourhood has been 
identified as having a unique character that reflects the history of New Westminster throughout the 
twentieth century and is therefore worthy of such conservation.  The purpose of a Heritage 
Conservation Area is to minimize the loss of historic houses and street character, while ensuring any 
new builds are appropriate to the existing character of the neighbourhood.  A Heritage Conservation 
Area provides both long-term heritage protection and design control for new construction. Heritage 
protection provisions do not apply to the interior or rear of any buildings. Additionally, all zoning 
regulations and entitlements continue to apply.”3 
 
The property is zoned Single Detached Residential District 1 (RS1), the intent of which is “to allow single 
detached dwellings, secondary suites, and laneway or carriage houses in residential neighbourhoods”.4 
  
The Building 
 
The building, constructed in the Edwardian style, is a two-storey, wood -frame building with a dual-
hipped roof.  A one-storey addition with a flat roof is positioned on the south side of the building, 
towards the rear. The house is clad in horizontal wood siding on the upper main levels, with wood 
shingles on the lowest level. The windows on the front elevation are two-over-two and square-shaped. 
At some point after 1982, these window openings were enlarged on both the lower and upper levels of 
the front and side elevations, and their shape changed from rectangular to square.  The front entry is 
situated on the left (south) side of and set back from the front elevation. It is accessed by a set of steep 
wooden steps and is covered by its own hipped roof, which are supported by two wooden posts. The 
description in the Inventory suggests that the front entrance has undergone changes since the house 
was first constructed. Unfortunately, there is no evidence showing the original design. 
 
The house has undergone numerous renovations since it was constructed in 1908.  According to City 
permits, the house was altered in 1911 and had additions made to it in 1925, 1927, 1945, and 1973. At 
some point during this time, likely in the 1960s, an unpermitted addition was made off the south side of 
the house, which remains to this day.   A fireplace was added in 1948, a garage in 1975, and a swimming 
pool in 1976. The interior was altered in 1976, in the late 1990s, and in 2015.  There is no longer a 
swimming pool on the property.  
 
The house was on the New Westminster Heritage Homes Tour in 2002. According to their description, 
the last set of owners, who purchased the house in 1996, spent over six years removing “synthetic 
siding, aluminum frame windows and shutters” from the exterior and renovating the interior. According 
to their research, the only heritage material remaining on the exterior was “some exterior wood siding”. 

                                                           
3 www.newwestcity.ca/heritage/queens-park-heritage-conservation-area/articles/5962.php 
4 www.newwestcity.ca/zoning-bylaw. Section 310. 
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A concluding statement of the description is that the “current design is a wonderful combination of 
practical contemporary and heritage achieved with an artistic eye and wonderful colour”.5 
 

It is noted in the City’s Site 
Development Report that the 
building has a total floor space 
of 3,288 square feet (305 
square metres) with a floor 
space ratio of 0.466.  The 
building has a total site 
coverage of 1,216 square feet 
(113 square metres) or 17.25%.  
These figures typically based on 
the last set of building permits 
and may not be accurate today; 
however, a visual assessment 
suggests the house is about 
that size.  The house is situated 
in roughly the middle of the lot, 

in line with the neighbouring houses, with the original footprint of the house situated closer to the side 
(north) edge of the property.  There is mature shrubbery and landscaping and one mature fruit tree on 
the property.  There is a mature evergreen on the next door property to the south, close to the north-
east corner of the subject property. 
 
Heritage Value and Evaluation 
 
Heritage Value - Neighbourhood 
 
According to the Queen’s Park Statement of Significance, the Queen’s Park Neighbourhood is valued for 
its historic, cultural, and aesthetic significance – in particular for the large collection of grand houses and 
their associated gardens, streets in a grid layout with planted boulevards, and the various public parks. 
The neighbourhood is also valued for having been and continuing to be home to working, middle- and 
upper-middle class people, as can be shown by the various lot and house sizes and by the existence of 
neighbourhood apartment buildings. Further heritage value can be found in its history, age and 
associations with important people. It has cultural significance for the way it conveys a unique sense of 
time and place, for the traditions it retains, and for its strong sense of community, elegance and 
permanence. The inclusion of a regional park in the neighbourhood (called “Queen’s Park”) contributes 
to the cultural significance for its association with long-standing traditions such as May Day celebrations 
and sporting events such as lacrosse. The neighbourhood is further valued for its aesthetic significance, 

                                                           
5 All quotes in this paragraph from the description provided for the 2002 New Westminster Heritage Homes Tour 
brochure. http://www.nwheritage.org/hht/heritagehometours.php 
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in particular for the variety of architectural styles, materials, craftsmanship and neighbourhood patina 
that are represented by the buildings and landscapes.6 
 
The E. Walmsley House reflects some of these neighbourhood heritage values: 1) it is a modest but 
elegant home, which reflects the tradition of upper-middle class residents, 2) it is aesthetically pleasing, 
and 3) it was constructed in 1908, making it over 100 years old.    
  
Heritage Value – House 
 
The heritage value of a place is determined by assessing if it has historic, aesthetic, cultural, scientific, 
social and/or spiritual importance or significance for past, present and future generations.  If present, 
these values would be embodied by character-defining elements (typically identified as materials, forms, 
location, spatial configurations, uses and cultural associations or meanings).7  A formal Statement of 
Significance is a document which carefully researches and summarizes these values and the character-
defining elements. (Please note that this document does not go into that level of detail but will make 
general statements regarding heritage value and character-defining elements.) 
 
Historic Value: The house has some historic significance for its association with an early owner, Edward 
Walmsley, who was a guard at the British Columbia Penitentiary.  Edward was married to Christina 
Sangster Archibald on June 14, 1900 in New Westminster. They lived at the house from about 1911 until 
some point between 1915 and 1918, at which point there are no Walmsleys listed for New Westminster.  
The 1909 Fraser Valley Directory shows that John B. Beveridge, a clerk with T.S. Annandaic, lived in the 
house for one or two years, likely as a renter. 8 City records and the 1910 Assessment Roll identify that 
W. N. Hutchinson was the builder and likely the first owner of the house. He would have been the one to 
rent to Mr. Beveridge.  Further research would be required to determine exactly who Mr. Hutchinson is 
and if he has any historic value related to the house. 
 
Aesthetic Value: In terms of aesthetic value, the exterior of the house has aesthetic appeal, but it does 
not epitomize a defined or unusual architectural style. It is not a landmark house, but it does contribute 
positively to a historic streetscape. 
 
Social Value: There is some social value for its connection to the community today and the way it 
contributes to the community’s sense of identity by being a lovely historic-looking house within a 
streetscape of historic houses.   
 
Scientific and Spiritual Values: There is no scientific value associated with the house as it does not 
provide information that helps people understand or appreciate the era in which it was built, or the 
people or neighbourhood associated with it.  There is no spiritual value as it is not a sacred or spiritual 
place. 
                                                           
6 www.newwestcity.ca/database/files/library/Schedule_A_Queens_Park_Heritage_Conservation_Area(4).pdf. P. 
14 
7 Standards and Guidelines for the Conservation of Historic Places in Canada, Second Edition, p. 5. 
8 More in depth research would be required to sort out the early ownership of the house. 
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Character-defining elements are limited and would only include the original form and massing of the 
house, which is still visible despite the one-storey addition made to the south side of the house. 
Although this addition is incompatible to the heritage look of the house, it could be removed and that 
part of the elevation returned to a more period-appropriate design. 
 
Development Entitlements 
 
The following table shows a comparison of allowed/required zoning entitlements to what is currently 
existing.  
 

Category Allowed/Required Existing 
Site Area Min 6,000 sq ft (557.4 sq m) 7,050 sq ft (655 sq m) 
Frontage (min 10% of perimeter 
of the property) 

Min 38.2 ft (11.6 m) 50 ft (15.24 m) 

Floor Space Ratio Max 0.50 0.466 
Total Floor Space (for this site) 3,525 sq ft (327.5 sq m) 

based on existing site area 
3,288 sq ft (305 sq m) 

Total Site Coverage % 35% 17.25% 
Off-street Parking 1 2 

 
If the existing figures on the Site Development Report are accurate at the writing of this report, then the 
building is close to its maximum development entitlement. Further, the property and house have been 
adapted for contemporary uses. The lot size, shape and slope would allow for some additional 
development but not without compromising the liveable outdoor space.9   
 
Conclusion 
 
The house has very little original material left; none on the outside and only a limited amount on the 
inside (the fir floors).  Previous owners, according to the 2002 New Westminster Heritage Homes Tour 
brochure, spent nearly seven years returning a heritage look to the house. They replaced the synthetic 
siding with wood siding and replaced the aluminum frame windows with wood-frame ones, enlarging 
them at the same time.  However, this was not a true restoration as there is no evidence that the work 
followed any heritage conservation principles or practice. In fact, the change in size and shape of the 
window openings reduces any heritage value the renovation might have had.  Research has not 
discovered any photos or drawings that show the original design of the house, making a true restoration 
difficult.  
 
After assessing the heritage value and development potential of 318 Fourth Street, it is the 
recommendation of this heritage professional that the property could be removed from the Advanced 
Category list of the Queen’s Park Neighborhood Heritage Conservation Area Bylaw.  
 

                                                           
9 A detailed development assessment would require updated measurements. 
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Current Photographs of the E. Walmsley House 
All photographs are by the author and dated July 2018 unless otherwise indicated. 
 

 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Front (east) Elevation 

Front (east) Elevation – 
addition on south side 
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Rear (west) Elevation  

Side (north) Elevation  
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Side (east) Elevation: 

Above image shows the elevation 
of the original massing. 

Left image shows the elevation of 
the addition. 
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Comparison of House: 1982 and 2018 
 

                
 
 
 
 
 
 
 
 
 
 
 
 

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 

318 Fourth Street, NW. Circa 1982. 
NW Museum and Archives. IHP14410 

318 Fourth Street, NW. 2018  
Photo by  Julie Schueck 
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318 Fourth Street, NW. Circa 1982. 
NW Museum and Archives. IHP14412 

318 Fourth Street, NW. 2018  
Photo by  Julie Schueck 
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Historic Information 
 

  Penitentiary Warden and staff, c. 1905 

E. Walmsley is identified in the photo with a circle. 

Photo courtesy of the NW Museum and Archives, IHP0272 
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Historic Map 

 

  

Goad’s Map, Plate 120, 1913 

Property identified with a red rectangle 

Footprint of the house shown in yellow 
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A description of New Westminster in the year the house was constructed, from the “Directory of New 
Westminster City and the Municipalities of the Fraser Valley” 1908, p. 3. 
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New Westminster City & the Municipalities of the Fraser Valley Directory: 1908  
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Henderson’s Directory: 1911 
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Henderson’s Directory: 1912 
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Henderson’s Directory: 1914 
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Walmsley Wedding Certificate (http://search-collections.royalbcmuseum.bc.ca/Genealogy) 
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Edwardian Style 1905 - 1914 

The following is a description of a typical Edwardian House style, courtesy of the Vancouver Heritage 
Foundation: 

ORIGINS: After the ascension of King Edward VII in the British monarchy, a new architectural style 
emerged called Edwardian. It is thought of as a simplified form and detailing in contrast to the excesses 
of the Victorian style. Many of these simplified forms, strongly influenced by the American “Four-
Square” style, were built using stock plan books of the time. The vernacular Edwardian quickly became 
the most popular residential building style in Vancouver. Up scale examples were embellished with 
Classical details and proportions. 

FORM: This style had a simple rectangular floor plan that was divided into quadrants. It was designed to 
have the entry hall and stairwell on one side with the drawing/living room across the front, the kitchen 
behind the entry hall, and the dining room behind the living room. All bedrooms were located upstairs 
with the bathroom (separated into a watercloset and tub plus vanity), which was located between the 
two bedrooms. The roof form was usually a hipped roof with a matching roof over the front porch, 
although the open gable roofline persisted in the humbler versions. 

Sleeping porches appeared on the upper level of many of the houses as did bay windows on the main 
floor. The porch usually extended across the full width of the façade, but was limited to the entry 
quadrant in more elaborate Classical versions to fully display an elaborate living room window, 
sometimes with a Palladian (half arched) window. Some of the Edwardians with a u-shaped stairwell 
projected out in a square bay beyond the plain sides of the house. 

DETAILS: Windows were usually double-hung, with transom windows appearing on the higher ceilinged 
houses along with sidelights flanking the front door. Stained glass appeared in transom windows and in 
the entry doors. Wainscotting with sympathetic detail such as a built-in hall bench was present in 
houses with a u-shaped stairwell. Classical versions had a columned front porch (usually front the railing 
up, elaborate brackets under the planked soffits, and dentil ranges on the fascia, plus door and window 
frames. 

MATERIALS: Narrow lap siding (or bevel siding) was relegated to the water table line or the top of the 
first floor with a shingle treatment above, or narrow lap siding all the way up. Sometimes stone, usually 
granite, replaced narrow lap siding up to the water table line. This detail (also known as “Splash-back”) 
helped to introduce the tri-partite expression found in more elaborate houses. Roofs were cedar shingle 
(generally replaced in the late 20’s by asphalt shingles). Windows were wood-framed, with single pane 
lights (storm windows are utilized for heat retention).10 

  

                                                           
10 http://www.vancouverheritagefoundation.org/house-styles/edwardian/ 
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Queen’s Park Heritage Conservation Area: Evaluation Checklist 

Doc#1441986 

CRITERIA SCORE  STAFF COMMENTS 
Heritage Merit   
The building a good example of its architectural 
style. 

1/3 The original form and massing is consistent 
with the building’s original architectural style. 

The building contributes to either a cohesive 
streetscape or provides a historic counterpoint 
in its architectural style and/or massing. 

2/3 The building contributes in roofline, massing, 
and architectural style to a cohesive historic 
streetscape.  

The building one of few examples of this 
style/era/year in the neighbourhood. 

0/1 Vernacular Edwardian/Four-square is 
relatively common in the city. 

The building is associated with a significant 
person, event, construction technique, unusual 
material use or similar distinguishing feature. 

0/1 None identified at this time. 

There mature or historic landscaping (including 
trees, walls, fences etc…) associated with the 
property. 

0/1 No historically significant or mature 
landscaping associated with the property. 

Total Score for Heritage Merit 3/9  Overall low heritage merit. 
  
Development Potential  
The building close to its maximum development 
entitlement under the Zoning Bylaw. 

2/3 The building is close to the base zoning 
entitlement, but has not achieved/exceeded. 

The building could be adapted for contemporary 
uses and density without compromising the 
heritage merit. 

2/2 Additional floor space could be 
accommodated in ways that would not 
impact the original form and character. 

The lot size, shape and slope allows for 
additional development. 

2/2 Flat and wide lot with appropriate side yard 
setbacks. Lots of rear yard space. 

The position/location of the house on the lot 
allows for additional development. 

1/1 House is set forward and centered on the lot 
which would allow development at the rear. 

Mature or historic landscaping would be 
retained if additional development was added. 

1/1 No mature trees or significant landscaping 
would be impacted by additional 
development. 

Total Score for Development Potential 8/9 Overall high potential to achieve full 
development entitlement. 

  
Condition   
The building retained a high level of original 
heritage elements. (For example: windows, 
doors, siding, trim, brackets, soffits, casing and 
other design features). 

0/3 Substantial renovations over time; non-
original windows, doors, siding, trim etc. 

The building has retained the original form and 
massing associated with its architectural style. 

2/2 The original form and massing is evident. 

The renovations (if any) on the building been 
compatible with the existing heritage elements 
or if not, removal and restoration is feasible. 

1/1 Renovations have been generally 
compatible; the addition is not compatible 
but is removable. 

The building’s exterior appears to be in good 
overall condition or easily repairable. 

1/1 The building’s exterior appears to be in good 
condition overall.  

Total Score for Condition 4/7 Overall low due to significant changes over 
time. 

   
Total Score  15/25

(60%)

 Retention of the building is generally 
recommended when a score is 15/25 (60%) 
or above. 
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Memorandum 

To: Community Heritage Commission Date: June 12, 2019 

From: Britney Quail, Heritage Planner File: 13.2605.40 

Subject: Queen’s Park Heritage Conservation Area—Special Limited Study 

Phase Two Update 

Purpose 

This memorandum and attached report is being provided to the Community Heritage 

Commission for information. No recommendation is required from the Commission at 

this time.  

Background 

Through the Queen’s Park Heritage Conservation Area policy development process in 

2017, 84 properties were identified for further study. These properties form a temporary 

protection category called the “Special Limited Study”. Through the Study process, these 

properties will be reclassified as either protected (Advanced) or non-protected (Limited), 

based on individual analysis of the property’s heritage merit and development potential. 

In spring 2018, the Study was expanded to allow owners of any protected property to 

apply for reclassification. An additional twelve properties were added to the Study 

through this program, called the “Expanded Study”.  

Phase One of the Study was completed in June 2018 for the original set of Study 

properties. The Community Heritage Commission provided a recommendation on the 

results at that time. Phase One is now complete for the additional twelve Expanded Study 

properties also. Phase Two of the Study was launched this winter and is expected to be 

completed by the fall of 2019. Similar to the previous phase, the results of Phase Two 

will be forwarded to the Community Heritage Commission for a recommendation, prior 

to Council’s consideration of any reclassifications. 

An informational report was delivered to Council in April, which provided a brief 

overview of Phase One of the Study, delivered the results of Phase One for the Expanded 

Study properties, and provided a description and timeline for the Phase Two work. This 

report is being provided to the Community Heritage Commission for information. 

Attachment 1: April 29 Informational Report to Council 
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R E P O R T  
Development Services  

 

To: Mayor Coté and Members of Council Date: 4/29/2019 

    

From: Emilie K Adin, MCIP 

Director of Development Services 

File: 13.2605.40 

  Item #: 167/2019 

 

Subject: 

 

Queen’s Park Heritage Conservation Area: Special Li mited Category 

Study – Phase Two Update  

 

 

 

RECOMMENDATION 

 

THAT Council receive this report for information. 

 

 

EXECUTIVE SUMMARY 

 
Through the Queen’s Park Heritage Conservation Area policy development process in 2017, 

84 properties were identified for further study. These properties form a temporary protection 

category called the “Special Limited Study”. Through the Study process, these properties 

will be reclassified as either protected (Advanced) or non-protected (Limited), based on 

individual analysis of the property’s heritage merit and development potential. In spring 

2018, the Study was expanded to allow owners of any protected property to apply for 

reclassification. An additional twelve properties were added to the Study through this 

program, called the “Expanded Study”.  

 

Phase One of the Study was the evaluation of each property’s heritage value . For those 84 

properties originally identified as Special Limited, this phase is complete: 33 properties 

found to have low or common value were reclassified as non-protected through an OCP 

amendment in the fall of 2018. The 42 properties found to have high value were forwarded 

to Phase Two of the Study.  

 
Phase One is now complete for the additional twelve Expanded Study applicants as well. Six 

properties were found to have low value and will be recommended for reclassification to 

non-protected. The remaining six, found to have high heritage value, will continue to Phase 

Back to Agenda
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Two. Based on the results of Phase One, letters have been sent to owners of Expanded Study 

properties, detailing the next steps for their property.  

 

Phase Two of the Study is an evaluation of each property’s development options, under the 

existing RS-4 zoning. Both Special Limited Study and Expanded Study properties will be 
evaluated simultaneously in Phase Two. This phase of the Study is scheduled to be 

concluded by summer 2019. The Study is scheduled to be entirely complete, and all 

properties reclassified, by fall 2019. 

 

PURPOSE 

 

The purpose of this report is to provide Council with an update on the progress of the Special 

Limited Study, an implementation work plan item for the Queen’s Park Heritage 

Conservation Area.  

 

POLICY AND REGULATIONS 

 

Queen’s Park Heritage Conservation Area  

 

A Heritage Conservation Area is a distinct neighbourhood, characterized by its historic 
value, which is identified in a City’s Official Community Plan (OCP) for heritage 

conservation purposes. The Queen’s Park Heritage Conservation Area is an area 

management tool, which includes both heritage protection of the exterior of pre-1941 

existing buildings, and design control for new construction. During the creation of the 

Heritage Conservation Area policy, it was known that the approach of including all homes 

built before 1940 would mean that some homes without heritage value would nonetheless be 

subject to protection (Advanced category). For this reason, a process was developed for 

removing protection from a property. Since the Heritage Conservation Area is part of the 

OCP, an OCP amendment is required in order to reclassify a property to non-protected 

(Limited category). 

 

Official Community Plan 

 

A Heritage Conservation Area forms part of the City’s OCP, much like a Development 

Permit Area. The Queen’s Park Heritage Conservation Area is Schedule A of the City’s 
OCP. That policy indicates that all houses built in 1940 or earlier are protected, unless an 

exemption is granted by Council. Those properties which are exempted by Council are listed 

as a form of appendix in the Heritage Conservation Area policy. As such, to add a property 

address to the exemption list, the OCP Schedule must be amended.  
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Evaluation Checklist 

 

To ensure that the reclassification process allows for houses without heritage value to change 

protection categories, but still ensure that houses with heritage value remain protected, staff 

developed a checklist to use in the evaluation of each application (Attachment 3). This 
Evaluation Checklist includes criteria that fall under three categories: 1) heritage merit, 2) 

development potential, and 3) condition. Property owners who apply for reclassification to 

non-protected are required to retain a heritage professional to conduct a heritage value 

assessment, which staff would then use to complete the Evaluation Checklist, along with 

development potential information. If a house receives an overall score of 60% or less, it 

would be considered reasonable that Council consider reclassifying the property.   

 

BACKGROUND 

 

Special Limited Study 

 

Through the Heritage Conservation Area policy development process, approximately 84 

properties which would otherwise be classified as protected, based on their age of 

construction, were identified for further study. These properties formed a temporary 

protection category called the “Special Limited Study”. Through the Study process, these 
properties will be reclassified as either protected (Advanced) or non-protected (Limited), 

based on individual analysis of their heritage merit and development options. The Study 

began in March 2018 and is scheduled to be complete by fall of 2019. At the conclusion of 

the Study, the Special Limited protection category would no longer exist in the Heritage 

Conservation Area policy: all properties in the Queen’s Park neighbourhood would either be 

protected, or non-protected.   

 

Any protected property owner wishing to proceed with an application for reclassification on 

their own, in advance of this Study’s timeline, continues to have the option of making an 

individual application, subject to the City’s fees and procedures. Additionally, once the 

Study is completed, any owner would continue to have the opportunity to apply to remove 

Conservation Area protection from their property through an individual OCP amendment 

application. 

 

Phase One  
 

Heritage value assessments were conducted during March and April 2018 by a team of 

heritage professionals. These consultants used archival research and site visits to evaluate the 

heritage value of each house in the Special Limited category. The assessments used the 

“heritage merit” portion of the Evaluation Checklist to calculate a score out of nine for 

heritage value based on aesthetic, historic, and cultural criteria. Any house that scored at 

least 60% (a value of six or higher out of nine) requires further study to determine the 

appropriate final classification of the property (see Phase Two below). Based on the results 
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of this work, a City-led OCP amendment adopted by Council in June 2018 which removed 

heritage protection from 33 houses found to have low or common heritage value. Nine 

properties were either already protected through other heritage tools, or opted to remain in 

the protected category. The remaining 42 properties continued to Phase Two of the Study. 

 
Phase Two  

 

Houses found to have heritage value in Phase One are now under further consideration in 

Phase Two of the Study, which is underway. An architect has been engaged to review the 

properties’ development options under the RS-4 zoning, and use the “development potential” 

portion of the Evaluation Checklist to calculate a score out of nine. The development 

potential score would be combined with the scores established for heritage value in Phase 

One in order to provide a final overall score for each property. Similar to Phase One, any 

house that scored at least 60% would be recommended for reclassification as protected. 

Based on the results of this work, staff will bring forward a second City-led OCP amendment 

to address these properties’ protection level in fall of 2019.  

 

Expanded Study 

 

In spring 2018, Council expanded the scope of the Special Limited Study. This Expanded 
Study allowed owners to apply to move their protected property to the non-protected 

category in a City-led initiative, rather than being required to undertake individual OCP 

amendment applications. Being included in the Study means the owner did not have to 

submit an application package, pay the full processing fee, or hire a heritage professional to 

assess their house. Instead, these processes and costs were borne by the City. The application 

period for the Expanded Study was open from May to October 2018. Twelve property 

owners applied. The heritage value assessments (Phase One) for the Expanded Study 

properties were completed between November 2018 and February 2019. The results are 

available below in the Analysis section of this report.  

 

ANALYSIS 

 

Results: Expanded Study (Phase One) 

 

Heritage value assessments have been completed on the twelve properties which applied to 
the Expanded Study. Similar to Phase One for the Special Limited properties, the research 

could have resulted in three scenarios: 

 

1) The house was found to have low heritage value (scores 0-4 out of 9), 

2) The house was found to have common levels of heritage value (scores 5 out of 9),  

3) The house was found to have high heritage value (scores 6-9 out of 9). 
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Six properties were found to have low value, and six properties were found to have high 

value. No properties in the Expanded Study were found to have common value. The heritage 

value assessments for all twelve properties are available in Attachment 1. A summary of the 

results of Phase One of the Expanded Study is provided in Table 1 below. 

 
Per the parameters of the Study, staff will be recommending that the protection be removed 

from those six properties found to have low heritage value. The OCP amendment required to 

reclassify these properties as non-protected is scheduled for fall 2019. Those properties for 

which the existing house was found to have high value have proceeded to Phase Two of the 

Study, scheduled to be complete in the fall of 2019. 

 

Table 1: Results of Phase One of the Expanded Special Limited Study  

Address Score Heritage Value Next Step 

419 Oak Street 1 Low 

Removal of Protection Recommended 

211 Third Avenue 1 Low 

209 Fifth Avenue 2 Low 

308 Regina Street 3 Low 

125 Third Avenue 3 Low 

118 Queen’s Avenue 4 Low 

508 First Street 6 High 

Proceeding to Phase Two of Study 

309 Warren Avenue 6 High 

117 Regina Street 6 High 

410 Fifth Street 7 High 

311 Regina Street 7 High 

311 Fifth Street 8 High 

 

Letters describing the results of Phase One (Attachment 2) have been sent out to respective 

Expanded Study property owners. The letters detail the results of the Study to-date and the 

process next steps for the property. The property’s heritage assessment was provided with 

each letter. For those properties with low scores, the City requests that the owners contact 

staff within the month if they feel the property should remain protected, rather than be listed 

in the City-led OCP amendment in the fall. 

 

Results: Overall Study 

 

Phase One (Heritage Assessments) is now complete for both the Special Limited and 

Expanded Study properties. In total, 47 properties make up Phase Two (Development 

Potential Assessments) of the Study. Table 2 below is a summary of the Study results to date. 

Approximately 40% of properties in the Study have been recommended for reclassification 

to non-protected, to date. 
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Table 2: Special Limited Study Results at Completion of Phase One  

Property Type Total for Study Opted to 

Remain 

Protected 

Removal of 

Protection 

Recommended 

Proceeding to 

Phase Two  

Special Limited 84 9  33 42 

Expanded  12 0* 6 6 

Total for Study 96 9  39 47** 

*None to date. 

**One Special Limited property applied to be in the Expanded Study, and based on the 

results of both programs is being forwarded to Phase Two. 
 

Letters which launched Phase Two of the Study and provided a timeline for the remaining 

work have been sent out to these 47 property owners. The letter is available in Attachment 4. 

 

NEXT STEPS 

 

A consultant has been retained for Phase Two of the Study, and the work is now underway. 

Their schedule for completion of the reports is approximately four months. As such, the 

results should be available by summer, 2019. Owners would be notified by mail of the 

results of Phase Two, and provided with their property’s development potential assessment.  

 

Reclassification of the properties will require a City-led OCP amendment. The process 

would begin following staff’s final tally of each property’s score for heritage value and 

building integrity (Phase One), and development potential (Phase Two). Letters would be 

sent to property owners in advance of the application, indicating the final results of the 
Study, staff’s recommendation to Council on the reclassification of their property, and their 

property’s final score on the Evaluation Checklist (Attachment 3).  

 

A single public hearing would be held for all properties being reclassified through the OCP 

amendment bylaw for the Special Limited Study. It is anticipated that this public hearing 

would be held in the fall of 2019. Notices of the hearing would be sent to Queen’s Park 

neighbourhood residents approximately three weeks prior to the hearing.  

 

OPTIONS 

 

The following options are available for Council’s consideration:  

 

1. That Council receive this report for information.  

2. That Council provide alternative direction.  
 

Staff recommend Option 1.  
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ATTACHMENTS 

 

Attachment 1: Expanded Study Phase One Heritage Assessments 

Attachment 2: Letters to Owners, Expanded Study Phase One 
Attachment 3: Evaluation Checklist 

Attachment 4: Letter to Owners, Phase Two Launch 

 

 

This report has been prepared by:  

Britney Quail, Heritage Planner 

 

 

  Approved for Presentation to Council 

   

 

 

 

 

 
Emilie K Adin, MCIP 

Director of Development Services 

 Lisa Spitale 

Chief Administrative Officer 
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Property Heritage Value Assessment 

209 Fifth Avenue - New Westminster, BC 

Score: 2 out of 9 

Heritage Value Assessment Study of the Special Limited Category – phase II 

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 


Prepared by heritage consultants team: 
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research 
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen
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Heritage Status 
Heritage Inventory – listed
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - no 

Context and Siting 
The dwelling sits on the north side of Fifth Avenue one lot west of Second Street on a 
block of early 20th Century houses consisting of small cottages along with a few larger 
homes. The property is surrounded by a concrete retaining wall with a cut for a garage 
entry. 


Description and Summary of Alterations
Built in 1908 as an end gable, hip roof and bell cast eave cottage, the house retains 
some original window assemblies on its west side. In 1955 the house saw a major 
renovation which enclosed the porch, added an extension with a basement level 
garage and inset side entrance. Wide plank lap siding was added to the base of the 
house, the upper section was stuccoed and a concrete stair with wrought iron railing  
and aluminum awning was added to the front entrance. A Roman brick chimney marks 
the divide between the house and the addition.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen

CityView aerial (2015) of the area with the subject property outlined in yellow
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Photographs of Primary Elevations


 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                          

facade facing 

Fifth Avenue and 
east side 
elevation

facade facing 

Fifth Avenue west 
elevation
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Heritage Value 
Heritage value is found in the building’s age and original style, but neither of these is 
perceivable given the significant alterations which have irreversible changed the 
character of the property. Social and cultural value is found with the range of tenants 
including an association with the BC Penitentiary with prison guard Samuel Fraser 
resident from 1922 to 1930.


Character Defining Elements 
• end gable hip roof with bell cast eaves and east facing dormer

• original one over one sash window assemblies on the west side 

Heritage Merit Checklist – 209 Fifth Avenue 

Summary 
The subject house has low heritage value given its renovation history and the loss of 
character defining elements in the context of the pre-1940 Queen’s Park Conservation 
Area vision. The significant addition to the east and the overall renovations to the 
original house have left little of value except the roof line and dormer. 


values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

1/3 retains the original 

1908 roof line and 

some windows

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

0/2 does not contribute to 

the streetscape

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

1/3 the working class 

nature of the various 

tenants with local 

connections including 

Samuel Fraser a 

guard at the BC 

Peniteniary

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

0/1 none

total 2

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                          
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Historic background 

Historic name – n/a

Construction date – 1908 source: New Westminster Site Development Report


Original owner – R.G. Patterson source: New Westminster Site Development Report


Builder – n/a 

Architect – n/a 

Early residents at the subject house 
1908 – W.H. Patterson, carpenter

1909 – E. Stewart Lution – missionary; May Aikenhead, evangelist

1922-1924 – Samuel Fraser – guard at BC Pen

1925-1930 – Samuel Fraser – guard at BC Pen

1935 – Robert H. & Laura Percival

1940 – John & Elsie La Belle – sawyer

1945 – William D. & Joan James – clerk

1950-1955 – John B. & Clarice E. Arthurs – shingle division manager at Thurston-Flavelle


Archival photograph 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                          

209 Fifth Avenue in 
1995

Source: City Of New 
Westminster Heritage 
Inventory Update
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Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                          
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Property Heritage Value Assessment 

311 Fifth Street - New Westminster, BC 

Score: 8 out of 9 

Heritage Value Assessment Study of the Special Limited Category – phase II 

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 


Prepared by heritage consultants team: 
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research  
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen
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Heritage Status 
Heritage Inventory – listed
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - yes, 2007 

Context and Siting 
The dwelling sits on the east side of Fifth Street against a mid block lane, three blocks 
north of Third Avenue, and sits within a streetscape of late Victorian and Craftsman 
houses. 


Description and Summary of Alterations
311 Fifth Avenue was designed by architect Edmund John (E.J.) Boughen in 1912 for 
prominent New Westminster businessman Ronald Lorraine Cliff and his wife Ethel. The 
Craftsman style dwelling exhibits Boughen’s distinctive and robust style through the 
use of prominent bracketing, deep porches and stained glass. An almost identical 
house can be found at 609 Fourth Avenue in New Westminster.


Since its construction the house has had no major alterations to the exterior.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                     

CityView aerial (2015) of the area with the subject property outlined in yellow.
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Photographs of Primary Elevations


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                     

facade facing 

Fifth Street

facade facing the 
lane and Fifth 
Street
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Heritage Value 
The subject house has high heritage value for its association with architect E.J. 
Boughen who designed a number of houses in the city, and for owner/businessman 
Ronald Cliff who sold the family owned canning firm to the the American Can Co., and 
for its its integral architectural design and surviving character defining elements.


Character Defining Elements 
$ 2 storey height, form and massing of the Craftsman style

• original decorative details including square cut shingles, brackets, windows, stained 

glass and clinker brick chimney  

Heritage Merit Checklist – 311 Fifth Street 

values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

3/3 designed by E.J. 

Boughen in his 

distinctive and 

Craftsman style

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

2/2 sits in a grouping of 

late Victorian and 

Craftsman houses on 

Fifth Street


features art glass, 

clinker brick chimney

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

3/3 Ronald Cliff  was a 

businessman involved 

in canning, fruit, 

lumber and a myriad 

of companies sold the 

family run Cliff 

Canning Co. to the 

American Can 

Company enabling 

them the enter the BC 

market. After the Cliffs 

moved out,  the 

manager of Cliff’s BC 

Manufacturing Co. 

Ltd. moved in.

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

0/1 none

total 8

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                     
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Summary 
The subject house is of high heritage value as an intact and well cared for example of 
the design work of local architect E.J. Boughen displaying his robust and distinctive 
style. Additionally value is found with the strong association with the original owner 
Ronald Lorraine Cliff, a prominent businessman with strong ties to early New 
Westminster.


Historic background 

Historic name – The Ronald and Ethel Cliff House source: 2007 Heritage Home Tour

Construction date – 1912 source: New Westminster Site Development Report


Original owner – Ronald Cliff source: New Westminster Site Development Report


Builder – n/a


Architect – Edmund John Boughen source: New Westminster Site Development Report 

Early residents at the subject house 
1912 - 1920: Ronald and Ethel Cliff

1920 -1935: John H. McDonald – manager at B.C. Manufacturing Co.

1940 -1955: Harold & Ruth Winter – Yard Agent at CNR


Archival photograph 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                     

311 Fifth Street in the 
1920s (cropped)

Source: City Of New 
Westminster Archives, 
IHP8019-02
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Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                     
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Property Heritage Value Assessment 

410 Fifth St - New Westminster, BC 

Score:  out of 9 

Heritage Value Assessment Study of the Special Limited Category – phase II 

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 


Prepared by heritage consultants team: 
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research  
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen  

Back to Agenda

169



________________________________________________________________________________________________________

Property Heritage Value Assessment – 410 Fifth Street, New Westminster page 2

Heritage Status 
Heritage Inventory – listed
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - none 

Context and Siting 
The dwelling sits on the west side of Fifth Street, two lots in from the corner of Fourth 
Avenue in the Queen’s Park neighbourhood. The building sits in line with the rest of the 
houses on this side of the block which all feature small front yards. The block is a mix 
of historic and new houses, but their compatible scale, siting and design make for a 
cohesive streetscape.


Description and Summary of Alterations
Built in 1923, this house is in integral condition. It had sympathetic dormers added in 
1977. Its unaltered, well-maintained condition is likely also due to the fact that the 
building stayed in the original developer’s family for the first 40 years at least.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

CityView aerial (2015) of the area with the subject property outlined in yellow.
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Photographs of Primary Elevations 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

Facade and side (south 
elevation)

side (north elevation) 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Heritage Value 
The subject house has heritage value for its integral Craftsman architectural, for its 
association with the Interwar development period in Queen’s Park, for its association 
with the Ingle/Bradbury family and their connection to local employers - the New 
Westminster School Board, as well as with early New Westminster’s transportation 
economy.


Character Defining Elements 
• Scale, form and bungalow massing, 1.5 storey height and residential form, Gabled

roof and porch, brackets, dentils, columns - all typical of Craftsman style, Original
cladding and soffits, Original windows and doors, End wall chimney

Heritage Merit Checklist – 410 Fifth Street 

values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

/3 Good, integral 

example of Craftsman 

style. Form, massing 

and architectural 

elements intact.

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

2/2 Inline and scale with 

neighbours on 

cohesive block

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

2/3 Ingle & Bradbury, two 

local families 

intermarried. New 

Westminster School 

Board

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

0/1 none

total

Summary 
The subject house is of common  heritage value due to lack of alterations, 

compatible addition of dormers, association with interwar development in Queen’s 

Park, with long-term owners Ingle & Bradbury, with New Westminster School Board, 

and for its contribution to a cohesive streetscape.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Historic background 

Historic name – n/a


Construction date – 1923 source: New Westminster Site Development Report


Original owner – Charles W. Ingle source: New Westminster Site Development Report


Builder – n/a 

Architect – n/a 

Residents at the subject house 
1925-1944: Charles W. Ingle – expressman/transfer

1949-1963 John F. & Evelyn M. Bradbury (nee Ingle) – assistant school board secretary City of 
New Westminster


Archival photograph


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

410 Fifth Street in the early 1980s as photographed for the New Westminster Heritage Inventory
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Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Property Heritage Value Assessment 

508 First Street - New Westminster, BC 

Score:  out of 9 

Heritage Value Assessment Study of the Special Limited Category – phase II 

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 


Prepared by heritage consultants team: 
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research 
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen  
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Heritage Status 
Heritage Inventory – Yes, Supported listing
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - none 

Context and Siting 
The dwelling sits on the west side of First Street facing Queens Park and sits on the 
north side of the lane between Fifth Avenue and Regina Street. Across the lane is a 
house of similar design and construction date while the neighbour to the north is a 
large Craftsman style house.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

CityView aerial (2015) of the area with the subject property outlined in yellow.

Description and Summary of Alterations 

Built in 1939, 508 First Avenue is a modest Colonial Revival style house with two 
stacked front facing gables, wide lapped siding, simple brackets and trim. The house 
sits above the street on a raised lawn. 

Alterations have included new windows on the north side, the removal of a small 
additional the rear and the construction of a double car garage accessed from the 
lane.
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Photographs of Primary Elevations


 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

facade facing 

First Street and 
the north facade

rear and north 
facade

rear and south 
facade with garage
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Heritage Value 
The subject house has moderate heritage value given as a late addition to the 
neighbourhood reflecting changing architectural influences and the popularity of 
simplified revival styles . Social and cultural value is 
found with the original owners Reginald Kathleen Ashworth who built the house and 
lived next door and Van Potter Copeland and his wife who occupied the house from 
1940 to the 1960s. Both families were taught in the New Westminster school system. 
Copeland was a well known and respected school sports coach.


Character Defining Elements 

• Colonial Revival style characterized by the form and massing with a cross gable roof
with two stacked gables, stoop porch with bracketed hood, casement and sash
window assemblies, wide lapped siding, raised front lawn

Heritage Merit Checklist – 508 First Street 

values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

2/3 its original form, roof 

line and gables with 

original window 

assemblies, porch, 

front door and 

brackets

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

1.5/2 the house reflects 

 architectural 

styles as vacant lots 

are developed in the 

boom before WWII, 

and is a companion to 

its neighbour across 

the lane

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

1.5/3 long time occupation 

by teacher and sports 

coach Van Potter 

Copeland and his 

family

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

/1 raised lawn, path and 

stairs

total

Summary 
The subject house is of  heritage value in the context of the pre-1940 Queen’s 
Park Conservation Area vision, given the home’s modest scale, siting on the street with 
a complementary house across the lane. 


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Historic background 

Historic name – n/a

Construction date – 1939 source: New Westminster Site Development Report


Original owner – [V.] P. Copeland source: New Westminster Site Development Report

Builder – n/a 

Architect – n/a 

Early residents at the subject house 

1938-1939: Reginald W. & Kathleen Ashworth – school principal at New Westminster City*


1940-1960s: Van P. & Maureen M. Copeland – schoolteacher and coach at New 

Westminster City


Archival photograph 

No Archival image is available


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Property Heritage Value Assessment 

419 Oak St - New Westminster, BC 

Score: 1 out of 9 

Heritage Value Assessment Study of the Special Limited Category – phase II 

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 


Prepared by heritage consultants team: 
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research 
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen  
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Heritage Status 
Heritage Inventory – not listed
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - none 

Context and Siting 
The dwelling sits on the east side of Oak Street, about mid block between Third and 
Fourth Avenue in the Queen’s Park neighbourhood. The subject side of the street is 
characterized mostly by intact early residences from the early 1910s, one 1890s house, 
a 1939 house and one 1988 house. 


Description and Summary of Alterations
Although built in 1921 as a Craftsman Bungalow, the subject dwelling was completely 
rebuilt in 1975. The rebuild included lifting the building, adding a complete new ground 
level storey and building form, a new concrete foundation, removing the projecting, 
gabled front porch, changing the location of the entrance to the side and introducing all 
new 1970s finishes - interior and interior. Although from a permitting perspective this 
was classified as an alteration, from a heritage conservation perspective it irreversibly 
obliterated any Character Defining Elements of the 1921 building.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

CityView aerial (2015) of the area with the subject property outlined in yellow.
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Photographs of Primary Elevations 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

Facade and side (north) 
elevation)

Facade and side (south 
elevation) 

Back to Agenda

183



________________________________________________________________________________________________________
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Heritage Value 
The subject house has heritage value as home to only two families over its history - the 
Small family, associated with Heaps Engineering who built it in 1921and lived here until 
1971; and the Staples family (1972-current, the second-generation of which continue 
to own the property today) who drastically modified the building to a 1970s 
appearance removing any character defining elements of the 1921 house.


Character Defining Elements 
• None.


Heritage Merit Checklist – 419 Oak Street 

Summary 
The subject house is of no heritage value in the context of the pre-1940 Queen’s Park 
Conservation Area vision.

values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

0/3 There is nominal 

evidence of pre-1940 

architectural 

elements. This is a 

1970s building.

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

0/2 The size and style of 

this building actually 

distracts from what is 

primarily a 1.5 storey 

Edwardian 

streetscape

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

1/3 A long-term home to 

only two New 

Westminster families - 

Small and Staples

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

0/1 none

total 1

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Property Heritage Value Assessment – 419 Oak Street, New Westminster            page 5

Historic background 

Historic name – n/a

Construction date –1921  source: New Westminster Site Development Report


Original owner –  Raymond/Rae Small source: NW Site Development Report


Builder – n/a 

Architect – n/a 

Residents at the subject house 
1922 - 1940 – Ray G. Small – mechanic at Heaps Engineering

1945 - 1971 – Mrs. Margaret Small – widow, R.G.

1972 - 2013 - Staples family

2013 - current - Deborah & Blair Staples


Archival photograph 

 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 
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419 Oak Street prior to 
rebuilding in 1975. 
Source: Blair and Deborah 
Staples private collection
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Property Heritage Value Assessment – 419 Oak Street, New Westminster            page !6

Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Property Heritage Value Assessment 

118 Queen’s Ave. - New Westminster, BC 

Score: 4 out of 9 




Heritage Value Assessment Study of the Special Limited Category – phase II 

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 


Prepared by heritage consultants team: 
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research 
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen  
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Heritage Status 
Heritage Inventory – listed
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - none 

Context and Siting 
The dwelling sits on the south side of Queen’s Avenue, at the corner of Bonson Street 
in the Queen’s Park neighbourhood. The building sits in line with the rest of the houses 
on this side of the block, in the centre of their lots with generous front yards. The block 
is dominated by traditional Revival homes of the 1930s and 40s with a few exceptions, 
the 1903 Edwardian subject house being the earliest.


Description and Summary of Alterations
Built in 1903, this Classical Edwardian Box has been cosmetically altered and has had 
a large addition introduced in 1983. There were two major alterations: First- the 
recladding the main house first storey in wide-plank siding and rebuilding of the front 
porch stairs in concrete with metal rails in 1955; Second - the recladding of the main 
house in vinyl (with a brick veneer on the facade) and the construction of a 1.5 storey 
addition with a side gabled roof and bay window in 1983.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

CityView aerial (2015) of the area with the subject property outlined in yellow.
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Photographs of Primary Elevations 

 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

Facade and addition front

Main house rear (right) and 
addition rear (left) 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Heritage Value 
The subject house has heritage value for its surviving Classical Box form, for its 
association with the David Archibald family who were the builders and early residents 
of the house and other subsequent working-class residents of Queen’s Park. It also 
features an early model of a compatible, subordinate and distinguishable addition from 
the 1980s. 


Character Defining Elements 
• Edwardian Box scale, form, massing and porch, 2.5 storey height and residential

form, hipped roof and porch, porch columns, original window and door openings,
prominent chimney

Heritage Merit Checklist – 118 Queen’s Avenue 

Summary 
The subject house is of low/common heritage value due to significant alterations, 
although reversible and compatible, they significantly alter the original design intent of 
the building and deter it from its link to Queen’s Park Edwardian era of development. 
Furthermore, the social history of the building is not outstanding nor unique.

values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

1.5/3 Testament to 

Edwardian Box 

design Form, massing 

and some 

architectural elements 

intact.

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

1.5/2 Inline and scale with 

neighbours on 

traditional block

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

1/3 Archibald et al - none 

are significant but 

together represent the 

professional working-

class in Queen’s Park

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

0/1 none. Overgrown and 

disruptive.

total 4

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Property Heritage Value Assessment – 118 Queen’s Avenue, New Westminster            page !5

Historic background 

Historic name – n/a


Construction date – 1903 source: New Westminster Site Development Report


Original owner –  David J. Archibald source: New Westminster Site Development Report


Builder – n/a 

Architect – n/a 

Early residents at the subject house 
1904-1905: David J. Archibald, clerk at Sinclair’s grocery store

1909: David J. Archibald, engineer; Thomas D. Archibald, dredger at Fruhling; H. Archibald, 
clerk

1912: David J. Archibald, inspector at Water Works; Elizabeth Archibald; Thomas Archibald 
(*note address is listed as 128 Queens Avenue)

1925-1926: William Headridge, attendant (*note address is listed as 128 Queens Avenue)

1930: John S. Pirie, Chiroprator; Elva H.R. Pirie, nurse at J.S. Pirie, Chiropractor

1935: Mrs. Lucinda Pirie; Elva H. Pirie, branch manager at Sobie Silk Shops

1940: Andrew & Mary J. Douglas, assistant janitor at New Westminster City

1945-1950: J. Eugene & Jeanne D. Roy, manager at BC Crossarm Co.

1955: Blair W. Mosher, retired


Archival photograph


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

118 Queen’s Avenue, 
ca. 1982. Source: 
City of New 
Westminster 
Archives, IHP14747.
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Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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page !1Property Heritage Value Assessment – 117 Regina Street, New Westminster

Property Heritage Value Assessment 

117 Regina Street - New Westminster, BC 

Score:  out of 9 

Heritage Value Assessment Study of the Special Limited Category – phase II 

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 


Prepared by heritage consultants team: 
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research 
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen  
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Property Heritage Value Assessment – 117 Regina Street, New Westminster page 2

Heritage Status 
Heritage Inventory – none
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - none 

Context and Siting 
The dwelling sits on the north side of regina Street four lots east of Second Street. The 
immediate neighbouring houses are late 20th Century while the houses on the opposite 
side of the block are Craftsman and revival style homes from the early 20th Century.


Description and Summary of Alterations
Built in 1928, the single storey, with basement, hip roof cottage features a full width 
front porch, and one over one sash window assemblies. There are non-original 
windows on the east side and rear of the house. The house was re-clad with a 
manufactured shingle product popular in the 1950s. A substantial infill has been 
constructed in the rear yard.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

CityView aerial (2015) of the area with the subject property outlined in yellow.
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Property Heritage Value Assessment – 117 Regina Street, New Westminster page !3

Photographs of Primary Elevations


 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

facade facing 
Regina Street

rear and east 
facade
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Property Heritage Value Assessment – 117 Regina Street, New Westminster page !4

Heritage Value 
The subject house has moderate heritage value given its siting within a group of 
inconsistent styled houses and its re-cladding. The house had a high turn over of 
tenants almost yearly that included millworkers and a BC Penitentiary guard. 


Character Defining Elements 
• single storey and basement with hip roof, full front porch, original one over one sash

window assemblies

Heritage Merit Checklist – 117 Regina Street 

values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

/3 its original form, roof 

line and many original 

window assemblies

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

1 /2 has little relation to 

the houses on its side 

of the street, but fits 

better with the earlier 

houses on the 

opposite side of the 

street

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

/3 rental property 

associated with a 

working class 

population with local 

connections including 

a millworker, 

longshoreman and a 

guard at the BC 

Penitentiary

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

0/1 none

total

Summary 
The subject house is of  heritage value in the context of the pre-1940 Queen’s 
Park Conservation Area vision, given the home’s modest scale, siting on the street and 
the re-cladding of the body of the house with the manufactured shingle product.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 
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Historic background 

Historic name – n/a


Construction date – 1928 source: New Westminster Site Development Report


Original owner – A.H. Solomon source: New Westminster Site Development Report


Builder – n/a 

Architect – n/a 

Early residents at the subject house 
1930 – W.C. Currie

1931 – Mrs. B Haley

1932 – Isaac Hale – millworker

1933 – Arthur T. & Barbara J. Tamkin

1934 - 45 – Harold & Dorothy E. Wheatley – guard at B.C. Pen

1950- 1955 – Joseph A. & Edith M. Olsen - longshoreman


Archival photograph 

No Archival image is available


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 
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Property Heritage Value Assessment 

308 Regina St - New Westminster, BC 

Score: 3 out of 9 

Heritage Value Assessment Study of the Special Limited Category – phase II 

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 


Prepared by heritage consultants team: 
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research  
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen  
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Heritage Status 
Heritage Inventory – not listed
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - none 

Context and Siting 
The dwelling sits on the south side of Regina Street, close to the corner of Third Street 
in the Queen’s Park neighbourhood. The building sits at the back of the lot, its rear at 
the lane property line, out of line with the rest of the houses on Regina which are sited 
close to the street with small front yards. 


Description and Summary of Alterations
Built in 1912, this dwelling is sited at the lane, which was historically named Brandon 
Street. The property may have earlier roots as a bakery established in the 1890, which 
could explain its uncommon, perhaps industrial oriented location at the rear of the 
property. The existing building doesn’t conform to typical massing or layout of a 
traditional house design. This may be due to earlier non residential use and subsequent 
conversion to a dwelling, or to ad-hoc alterations over time. Although no permits have 
been taken out since December 1911, the building is currently clad in new siding, has 
new windows, trim boards, columns and stairs, and appears to have been lifted at 
some point. There are no visible historic architectural elements on the exterior that 
could be considered Character Defining Elements expect for perhaps surviving tongue 
and groove soffit in an obviously altered roofline and certain window openings.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

CityView aerial (2015) of the area with the subject property outlined in yellow.
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Photographs of Primary Elevations 

 

 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 
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Facade and side (east 
elevation)

Rear and side (east 
elevation) 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Heritage Value 
The subject building has heritage value for its association with architect E. J. Boughen 
who developed it in 1912 but did not ever reside here. Additional value comes from its 
association with the Charles G. Bickerton family, long-term residents from the 1920s to 
the 1940s. Bickerton was a foreman with Great Northern Railway.


Character Defining Elements 
• Siting at lane, tongue & groove soffit, windows opening sizes.


Heritage Merit Checklist – 308 Regina Street 

Summary 
The subject house is of low heritage value due to alterations which involved a loss or 
obstruction of original Character Defining Elements resulting in a building that has low 
design integrity and does not represent, in its current form, the work of E.J. Boughen. 
Its siting at the back of the property, low visibility, and lack of contribution to the 
Regina Streetscape further reduces its value as a community heritage asset.


values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

0.5/3 The style, form, 

massing with a 

majority new 

architecture elements 

is confusing. This 

building is not an 

example of a 

traditional house or 

building form.

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

0.5/2 Distinguished in its 

rear siting. Its low 

visibility and non-

confirming siting 

detract from the 

cohesiveness of the 

streetscape.

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

2/3 Boughen and 

Bickerton

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

0/1 none

total 3

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 
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Historic background 

Historic name – n/a


Construction date –1893 and 1912  source: New Westminster Site Development Report


Original owner –  E. J. Boughen (1911 permit)


Builder – n/a 

Architect – E. J. Boughen (1911 permit) 

Residents at the subject house 
1925 – Charles G. Bickerton - freight man

1930 - Charles G. Bickerton – foreman at CNR; Don G. Bickerton

1935 – Charles G. & Vera L. Bickerton – foreman at CNR; Jack M. Bickerton – student at UBC; 
Terrance D. Bickerton – bookkeeper at WM Mott

1940-1945 – Charles G. & Vera L. Bickerton – assistant foreman at CNR 
1950-1955 - Edward S. & Bernice E. McKenzie – engineer at Timberland Lumber


Archival photograph 
None found.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 
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Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 
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Property Heritage Value Assessment – 125 Third Avenue, New Westminster            page !1

Property Heritage Value Assessment 

125 Third Ave - New Westminster, BC 

Score: 3 out of 9 

Heritage Value Assessment Study of the Special Limited Category – phase II 

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 


Prepared by heritage consultants team: 
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research  
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen  
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Property Heritage Value Assessment – 125 Third Avenue, New Westminster page 2

Heritage Status 
Heritage Inventory – listed
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - none 

Context and Siting 
The dwelling sits on the north side of Third Avenue, on a sloping yard above the street 
one lot east of Second Street in the Queen’s Park neighbourhood. The north side of the 
street contains some early residences from the turn of the 19th Century along with a 
mid-century apartment building and contemporary homes.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

CityView aerial (2015) of the area with the subject property outlined in yellow.

Description and Summary of Alterations
125 Third Avenue is a BC Mills Timber and Trading Company (BCMTT Co ) Triple 
M “Ready Made” house, recognizable by its distinctive Gambrel roof. In 1932 a 
single storey addition was built on the east side of the house, and in the 1970s a 
significant renovation added a bay window and stucco to the ground floor. A further 
addition in 1990 added a floor to the east extension under a mansard roof.
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Property Heritage Value Assessment – 125 Third Avenue, New Westminster page !3

Photographs of Primary Elevations 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

facade facing Third 
Avenue showing the 
remaining Gambrel 
roof and extension

side view showing dormer 
(west)  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Property Heritage Value Assessment – 125 Third Avenue, New Westminster page !4

Heritage Value

The subject house has heritage value as a surviving BCMTT Co  “Ready Made” house 
produced between 1904 and 1910, 

but its significant, irreversible modifications 
render  unidentifiable 

Character Defining Elements 

# 2 storey height, modified gambrel roof with side dormer
• original decorative shingles in roof peak

Heritage Merit Checklist – 125 Third Avenue 

Summary 
The subject house is of  heritage value due to its heavy alterations and its loss of 
its distinctive BCMTT Co  design and cladding. It also lacks unique social or cultural 
associations.


values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

1.5/3 a heavily renovated 

1905 BCMTTCo 

model triple M with 

only the distinctive 

roof line remaining

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

0 only the distinctive 

roof line associated 

with the BCMTTCo 

houses

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

1.5/3 typical working class 

tenancy

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

0/1 none

total 3

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Property Heritage Value Assessment – 125 Third Avenue, New Westminster page !5

Historic background 

Historic name – n/a


Construction date –1905  source: New Westminster Site Development Report


Original owner –  Henry O. Brown, retired


Builder – n/a 

Architect – B.C. Mills Timber & Trading Co. source: New Westminster Site Development 
Report 

Early residents at the subject house 
1908: Henry O. Brown; Mrs. A.M. Malins, widow


1909-1912: Henry O. Brown, retired

1925-1935: Ernest Mannering, painter

1939 -1940: Ernest & Marion Mannering, bowling supervisor at YMCA; Charles L. Mannering,


clerk at Royal Bank; Ron E. Mannering, shipper at McKenzie & Fraser

1945: Ernest & Marion Mannering, decorator; Margaret W. Mannering, stenographer

1950: Eric M. & Mary Simpson, salesman

1954-55: Miss Minerva Baggenstos, waitress at Pacific Cafe


Archival photograph 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

125 Third Ave, 1982. 
Source: City Of New 
Westminster 
Archives, IHP14494
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Property Heritage Value Assessment – 125 Third Avenue, New Westminster page !6

Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Property Heritage Value Assessment – 211 Third Avenue, New Westminster page 1

Property Heritage Value Assessment 

211 Third Ave - New Westminster, BC 

Score: 1 out of 9

Heritage Value Assessment Study of the Special Limited Category – phase II

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 

Prepared by heritage consultants team:
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research  
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen  
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Property Heritage Value Assessment – 211 Third Avenue, New Westminster page 2

Heritage Status 
Heritage Inventory – not listed
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - none 

Context and Siting 
The dwelling sits on the north side of Third Avenue, two lots west of Second Street and 
sits in line with the neighbouring houses to the west, while the house to the east is 
sited with a large setback from the street.


Description and Summary of Alterations
211 Third Avenue was originally built in 1938 in a simplified Colonial Revival style. In 
2002 the house was completely rebuilt above the foundation. Only the garage remains 
from the original construction.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

CityView aerial (2015) of the area with the subject property outlined in yellow.
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Property Heritage Value Assessment – 211 Third Avenue, New Westminster page 3

Photographs of Primary Elevations 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

facade facing Third Avenue 
showing the rebuilt house

Original single-car garage 
from 1938. Source: Google 
Streetview 2012
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Property Heritage Value Assessment – 211 Third Avenue, New Westminster page !4

Heritage Value 
The subject house is not a historic house and has no heritage value in the context of 
the pre-1940 Queen’s Park Conservation Area vision.


Character Defining Elements 
# None


Heritage Merit Checklist – 211 Third Avenue 

values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

0/3 n/a

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

0/2 n/a

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

0/3 n/a

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

1/1 1938 garage

total 1

Summary 
The subject house has been rebuilt from the foundation and lacks unique social or 
cultural associations.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New 

Westminster Zysblat, Atkin, Hagemoen                           
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Property Heritage Value Assessment – 211 Third Avenue, New Westminster page !5

Historic background 

Historic name – n/a


Construction date – 1938, Renovation in 2002. source: New Westminster Site Development 
Report


Original owner – W.A. Whitehead source:  New Westminster Site Development Report


Builder – n/a 

Architect – n/a 

Early residents at the subject house 
1935 - 1938: Wallace A. & Mabel F. Whitehead – employee at BC Telephone

1939: no listing


1940 -1955: Wallace A. & Mabel Whitehead – wire chief at BC Telephone


Archival photograph 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

211 Third Avenue, 
prior to 2002 
renovation. 


Photo: Laurelle 
Nelson
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Property Heritage Value Assessment – 211 Third Avenue, New Westminster page !6

Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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page !1Property Heritage Value Assessment – 309 Warren Avenue, New Westminster

Property Heritage Value Assessment 

309 Warren Ave. - New Westminster, BC 

Score:  out of 9


Heritage Value Assessment Study of the Special Limited Category – phase II 

Queen’s Park Heritage Conservation Area 
City of New Westminster – February 2019 


Prepared by heritage consultants team: 
Elana Zysblat, CAHP - Ance Building Services 
John Atkin - History + Research 
Christine Hagemoen


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen  
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Property Heritage Value Assessment – 309 Warren Avenue, New Westminster page 2

Heritage Status 
Heritage Inventory – listed
Awards - none

New Westminster Heritage Homes Tours/Queen’s Park walking tour brochure - none 

Context and Siting 
The dwelling sits on the north side of Warren Avenue at the corner of Pearson in the 
Queen’s Park neighbourhood. The building sits in line with the cottage across Pearson 
(at 313 Warren) and is visually linked with the cottages of similar design and age across 
the very narrow Warren Avenue. Together - 309, 313, 310 and 312 Warren create a 
unique grouping of small early 1900s cottages all sited close together and to the street.


Description and Summary of Alterations
Built in 1904, this house is in relatively integral condition. The early property evolution 
suggests that the houses on Warren Avenue may have been an early form of infill for 
Third Street and Third Avenue facing properties. A permitted renovation in the 1950s 
was likely when the front porch was enclosed with sympathetic wood windows. 
Archival photos show the building was stuccoed in the 1980s but it has since been 
restored back to correctly proportioned, if not partially original wood cladding and 
gable shingles. The building has one unaltered dormer (on Pearson facing elevation) 
and one newer or altered dormer facing Third Street. The rear of the house has a 
relatively new upper deck and French doors which are not directly compatible with the 
original era of design.


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

CityView aerial (2015) of the area with the subject property outlined in yellow.
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Property Heritage Value Assessment – 309 Warren Avenue, New Westminster page !3

Photographs of Primary Elevations 

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

Facade and side (west 
elevation)

side (east) 

and rear (north) elevations 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Property Heritage Value Assessment – 309 Warren Avenue, New Westminster page !4

Heritage Value 
The subject house has heritage value for its contribution to the unique character of 
Warren Street with its dense grouping of small early cottages. It is additionally valued 
for its relatively integral Victorian cottage form and architectural details, for its 
association with the early 1990s development period in Queen’s Park, for its consistent 
pattern of working-class residents and their connection to various local employers 
such as the City of New Westminster.


Character Defining Elements 
• Modest scale, gabled-cottage massing, 1.5 storey height and residential form,

Gabled roof and hipped enclosed porch, wood cladding and shingles, Original
windows and doors, internal brick chimney

Heritage Merit Checklist – 309 Warren Avenue 

values criteria score comments

Aesthetic, Historic good, integral example of its 

architectural style and/or one of 

few examples of this style, era, 

year, or construction technique 

in Queen’s Park

/3 Good example of Victorian 

cottage. Form, massing 

and architectural elements 

intact.

Aesthetic, Historic contribution to cohesive 

streetscape and/or has 

landmark qualities and/or 

features unusual material or a 

distinguishing feature

2/2 Contributes to a unique 

streetscape of small 

cottages close to the 

street and to each other. 

May represent an early 

form of infill development.

Historic, Cultural, Social, 

Scientific, Spiritual 

associated with significant 

person, event, tradition or 

practice 

1/3 Consistent pattern of 

working-class residents 

including employees of 

New Westminster City

Historic, Aesthetic, 

Cultural, Social, Historic, 

Scientific, Spiritual

landscaping features (built and 

planted)

0/1 none

total

Summary 
The subject house is of common heritage value due to lack of alterations, association 
with early 1900s infill development in Queen’s Park, with working-class residents, the 
City of New Westminster, and for its contribution to a unique, cohesive streetscape.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Property Heritage Value Assessment – 309 Warren Avenue, New Westminster page !5

Historic background 

Historic name – n/a


Construction date – 1904 source: New Westminster Site Development Report


Original owner – unknown


Builder – unknown 

Architect – n/a 

Residents at the subject house 
1909-1911: Edward Cantell – printer at H. Morey & Co.

1925: Thomas N. Brownlee – machinist

1930: Robert C. Armstrong – caretaker at IOOF cemetery

1935: Mrs. Ada B. Wilson

1940: Thomas & Catherine Bethune - carpenter

1945: Thomas & Catherine Bethune- labourer at City of New Westminster

1950 - 1955: Donald D. & Joy B. Corbould – accountant at CB of C


Archival photograph


Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           

309 Warren Avenue in the early 1980s  

as photographed for the New Westminster Heritage Inventory

Back to Agenda

221



________________________________________________________________________________________________________

Property Heritage Value Assessment – 309 Warren Avenue, New Westminster page !6

Research Resources 

BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)

City of New Westminster:
Aerial views of the city on CityView interactive map
Digital photographs of Queen’s Park (June 2016)
Historic building permit records as available on CityView interactive map
New Westminster Heritage Resource Inventory, Vol 2. Queen’s Park
New Westminster’s Oldest Houses Report. January 2008. Development Services Department
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
Statement of Significance for Queen’s Park Neighbourhood - Doc # 974410
Summary of Historic Values for the Queen’s Park Neighbourhood - Doc # 598557

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.

Government of Canada Censuses for BC - 1901, 1911 and 1921

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & 
McIntyre.

Luxton, Donald. 2007. Building the West: Early Architects of BC. Talonbooks.

New Westminster Museum & Archives:
Archival photos
Building files - in Reading Room
Canadian Inventory of Historic Building photographic survey 1973
City of New Westminster Planning Department Slides - CNW 13-2
Subject files - in Reading Room
Water connection application binders - in Reading Room

New Westminster Public Library:
Archival Photographs
Columbian (Daily) Newspaper - various archival editions 1899-1979
Fire insurance maps

New Westminster Preservation Society Heritage Homes Tour brochures database
Street names of New Westminster: http://www.nwheritage.org/heritagesite/history/content 
streets/index.htm

Vancouver Daily World newspaper - various archival editions 1899 - 1924

Vancouver Heritage Foundation: House Styles - http://www.vancouverheritagefoundation.org/
housestyles/

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.

Heritage Value Assessment Study - Special Limited Category Queen’s Park (phase II) - City of New Westminster 

Zysblat, Atkin, Hagemoen                           
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Letters To Owners, Expanded Study Phase One
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File: 13.2605.40

Doc# 1384699

April 1, 2019

Re: Queen’s Park Heritage Conservation Area — Expanded Special Limited Study

Dear Property Owner,

You are receiving this letter as an applicant to the Expanded Special Limited Study. This 

Study is intended to determine whether your property should remain classified as Protected 

(Advanced category), or should be reclassified as Non-Protected (Limited category) in the 

Queen’s Park Heritage Conservation Area.

Phase One of the Study is now complete. For Phase One, the City engaged a team of 

heritage professionals to conduct heritage value assessments for each property. In addition 

to archival research, the consultants made site visits to visually assess each property. The

consultants’ evaluation is now complete, and has concluded that your house does not have 

significant heritage value. As such, the property will be recommended to Council to be 

reclassified as Non-Protected (Limited category). The Heritage Value Assessment used 

to make this evaluation is attached to this letter.

Heritage Value Assessments were conducted from December 2018 to February 2019. The 

assessments used a Heritage Merit Checklist to calculate a score out of nine for heritage 

value based on aesthetic, historic and cultural criteria. Any house that scored at least 60% 

(a value of six or higher out of nine) requires further study to determine the appropriate 

final classification of the property. Per the Assessment attached, your property scored five

or lower and is being recommended for reclassification. 

Reclassification of all Special Limited Study properties, including your property, will 

require a City-initiated Official Community Plan amendment. As part of this, a single

public hearing will be held for all properties. It is anticipated that this public hearing will 

be held in fall 2019; notices will be sent to you and other Queen’s Park residents 

approximately three weeks beforehand.

A Non-Protected classification will mean that you may renovate or demolish your house 

under existing zoning entitlements without obtaining a Heritage Alteration Permit. 

You would need to obtain a Heritage Alteration Permit if you wish to build a new house 

and it would continue to be subject to the Heritage Conservation Area Design Guidelines. 

In both cases, you would still need to obtain a Building Permit, and other permits as 
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required. Additionally, Non-Protected properties do not qualify for the Heritage 

Conservation Area’s incentives program. A summary table is provided below:

Non-protected Property Protected Property

Exterior renovations or demolition 

requires a heritage permit
X

New house construction requires a 

heritage permit

Construction activity requires a 

Building Permit and other related 

City permits

Eligible for the Heritage 

Conservation Area’s incentives 

program

X

Note that the conditions described in the above table apply only after Council has 

approved reclassification of your property. Any work you wish to undertake before then 

must adhere to the conditions of the Protected category. 

Please contact the undersigned if you have any questions about work you wish to undertake 

prior to reclassification, or about this Study, the results, or the timeline. For general

information on the Queen’s Park Heritage Conservation Area, visit our website 

at www.newwestcity.ca/heritage/qphca. If you would like to receive regular Queen’s Park 

Heritage Conservation Area updates, please sign up online through the website for the

mailing list.

Kind regards,

Britney Quail, 

Heritage Planner

604-527-4621 | bquail@newwestcity.ca
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File: 13.2605.40

Doc# 1386095

April 1, 2019

Re: Queen’s Park Heritage Conservation Area — Expanded Special Limited Study

Dear Property Owner,

You are receiving this letter as an applicant to the Expanded Special Limited Study. This 

Study is intended to determine whether your property should remain classified as Protected 

(Advanced category), or should be reclassified as Non-Protected (Limited category) in the 

Queen’s Park Heritage Conservation Area. We would like to update you on the Study’s

progress to date and future timelines.

Phase One of this Study is now complete. For Phase One, the City engaged a team of 

heritage professionals to conduct heritage value assessments for each property. In addition 

to archival research, the consultants made site visits to visually assess each property. The 

consultants’ evaluation is now complete and has concluded that your house has heritage 

value. As such, your property will proceed to Phase Two of the Study. The Heritage 

Value Assessment used to make this evaluation is attached to this letter.

Heritage Value Assessments were conducted from December 2018 to February 2019. The 

assessments used a Heritage Merit Checklist to calculate a score out of nine for heritage 

value based on aesthetic, historic and cultural criteria. Any house that scored at least 60% 

(a value of six or higher out of nine) requires further study to determine the appropriate 

final classification of the property. A letter outlining the initiation of Phase Two of the 

Study is attached.

Please feel free to contact the undersigned if you have any questions about this Study, the

results, or the proposed timeline. For general information on the Queen’s Park Heritage 

Conservation Area, permit requirements, and the new incentives program, visit our website 

at www.newwestcity.ca/heritage/qphca. If you would like to receive regular Queen’s Park 

Heritage Conservation Area updates, please sign up online through the website for the

mailing list.

Kind regards,

Britney Quail, 

Heritage Planner

604-527-4621 | bquail@newwestcity.ca
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Evaluation Checklist
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Queen’s Park Heritage Conservation Area: Evaluation Checklist
CRITERIA SCORE STAFF COMMENTS

Heritage Merit

The building a good example of its architectural 
style.

/3

The building contributes to either a cohesive 
streetscape or provides a historic counterpoint
in its architectural style and/or massing.

/3

The building one of few examples of this 
style/era/year in the neighbourhood.

/1

The building is associated with a significant 
person, event, construction technique, unusual 
material use or similar distinguishing feature.

/1

There mature or historic landscaping (including 
trees, walls, fences etc…) associated with the 
property.

/1

Total Score for Heritage Merit /9

Development Potential

The building close to its maximum development 
entitlement under the Zoning Bylaw.

/3

The building could be adapted for contemporary 
uses and density without compromising the 
heritage merit.

/2

The lot size, shape and slope allows for 
additional development.

/2

The position/location of the house on the lot 
allows for additional development.

/1

Mature or historic landscaping would be 
retained if additional development was added.

/1

Total Score for Development Potential /9

Condition 

The building retained a high level of original 
heritage elements. (For example: windows, 
doors, siding, trim, brackets, soffits, casing and 
other design features).

/3

The building has retained the original form and 
massing associated with its architectural style.

/2

The renovations (if any) on the building been 
compatible with the existing heritage elements 
or if not, removal and restoration is feasible.

/1

The building’s exterior appears to be in good 
overall condition or easily repairable.

/1

Total Score for Condition /7

Total Score

Retention of the building is required when a 
score is 15/25 (60%) or above.

/25 A Heritage Assessment on the building is 
required for staff’s scoring purposes. 
If a criteria statement is true, points are 
allocated to that category as indicated in the 
score column. Should the criteria not be met, 
the score is zero for that category. 

Doc#1029291v2
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Letter to Owners, Phase Two Launch
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File: 13.2605.40

Doc# 1386187

April 1, 2019

Re: Queen’s Park Heritage Area — Special Limited Study, Launch of Phase Two

Dear Property Owner,

As you are aware, your house has been included in the Special Limited Study to determine 

whether your property should be classified as Protected (Advanced category) or Non-

Protected (Limited category) in the Queen’s Park Heritage Conservation Area. As advised 

at the conclusion of Phase One of the Study, your property was deemed to have heritage 

value and will be included in Phase Two of this Study.

This letter is to inform you of the start of Phase Two in which a consultant is conducting a 

Development Potential Assessment for each property. This assessment will look at how 

your property could achieve its zoning entitlement (i.e. 0.5 FSR) and incentive entitlement 

(i.e. 0.7 FSR). After the completion of these assessments, each property will be evaluated

against the Evaluation Checklist (attached to this letter), which uses the heritage value,

development potential of the lot, and condition of the house to determine an overall score 

for each property. If a house receives a score of 60% or less, it will be recommended to 

Council that it be reclassified as Non-Protected. If a house receives a score of more than 

60%, it will be recommended to Council that it be reclassified as Protected. The results 

from Phase Two of the Study and an overall score for your property should be available by 

late spring 2019.

Reclassification of the properties will require a City-initiated Official Community Plan 

amendment. As part of this, a single public hearing would be held for all properties. It is 

anticipated that this public hearing will be held in the fall of 2019. Notices of the hearing 

will be sent to you and other Queen’s Park residents approximately three weeks 

beforehand.

If you would prefer that your house be classified as Protected without further study, please 

contact us by Friday, May 3rd. Choosing to classify your house as Protected would mean 

that you would be eligible for incentives as part of the Heritage Conservation Area 

Incentives Program. A summary of the protection categories is provided in the table on the 

next page:

Back to Agenda
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Non-protected Property Protected Property

Exterior renovations or demolition 

requires a heritage permit
X

New house construction requires a 

heritage permit

Construction activity requires a 

Building Permit and other related 

City permits

Eligible for the Heritage 

Conservation Area’s incentives 

program

X

Note that the conditions described in the above table apply only after Council approves

reclassification of your property. Any work you wish to undertake before that time must 

adhere to the conditions of the Special Limited category.

Please contact the undersigned if you have any questions about work you wish to undertake 

prior to reclassification, or about this Study and its timeline, or about the incentives 

program and what that might mean for your property. For general information on the

Queen’s Park Heritage Conservation Area and the different categories of heritage 

protection, visit our website at www.newwestcity.ca/heritage/qphca. If you would like to 

receive regular Queen’s Park Heritage Conservation Area updates, please sign up online

through the website for the mailing list.

Kind regards,

Britney Quail, 

Heritage Planner

604-527-4621 | bquail@newwestcity.ca
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THE STANDARDS22

THE  

STANDARDS 

The Standards are not 

presented in a hierarchical 

order. All standards for  

any given type of treatment  

must be considered, and 

applied where appropriate, 

to any conservation project.

General Standards for Preservation, Rehabilitation  

and Restoration

1. Conserve the heritage value of an historic place. Do not remove,

replace or substantially alter its intact or repairable character-

de"ning elements. Do not move a part of an historic place if its

current location is a character-de"ning element.

2. Conserve changes to an historic place that, over time, have become

character-de"ning elements in their own right.

3. Conserve heritage value by adopting an approach calling for

minimal intervention.

4. Recognize each historic place as a physical record of its time, place

and use. Do not create a false sense of historical development by

adding elements from other historic places or other properties, or

by combining features of the same property that never coexisted.

5. Find a use for an historic place that requires minimal or no change

to its character-de"ning elements.

6. Protect and, if necessary, stabilize an historic place until any

subsequent intervention is undertaken. Protect and preserve

archaeological resources in place. Where there is potential for

disturbing archaeological resources, take mitigation measures

to limit damage and loss of information.

7. Evaluate the existing condition of character-de"ning elements to

determine the appropriate intervention needed. Use the gentlest

means possible for any intervention. Respect heritage value when

undertaking an intervention.

8. Maintain character-de"ning elements on an ongoing basis. Repair

character-de"ning elements by reinforcing their materials using

recognized conservation methods. Replace in kind any extensively

deteriorated or missing parts of character-de"ning elements, where

there are surviving prototypes.

9. Make any intervention needed to preserve character-de"ning elements

physically and visually compatible with the historic place and

identi"able on close inspection. Document any intervention for

future reference.

232



STANDARDS AND GUIDELINES FOR THE CONSERVATION OF HISTORIC PLACES IN CANADA 23

Additional Standards Relating to Rehabilitation

10. Repair rather than replace character-de"ning elements. Where 

character-de"ning elements are too severely deteriorated to repair, 

and where suf"cient physical evidence exists, replace them with 

new elements that match the forms, materials and detailing of sound 

versions of the same elements. Where there is insuf"cient physical 

evidence, make the form, material and detailing of the new elements 

compatible with the character of the historic place.

11. Conserve the heritage value and character-de"ning elements when 

creating any new additions to an historic place or any related new 

construction. Make the new work physically and visually compatible 

with, subordinate to and distinguishable from the historic place.

12. Create any new additions or related new construction so that the 

essential form and integrity of an historic place will not be impaired  

if the new work is removed in the future.

Additional Standards Relating to Restoration

13. Repair rather than replace character-de"ning elements from the 

restoration period. Where character-de"ning elements are too severely 

deteriorated to repair and where suf"cient physical evidence exists, 

replace them with new elements that match the forms, materials and 

detailing of sound versions of the same elements.

14. Replace missing features from the restoration period with new 

features whose forms, materials and detailing are based on suf"cient 

physical, documentary and/or oral evidence.
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52 GUIDELINES FOR CULTURAL LANDSCAPES, INCLUDING HERITAGE DISTRICTS

Recommended Not Recommended

1 Understanding land use and how it contributes to the heritage 

value of the cultural landscape.

2 Understanding the environmental, economic and social 

contexts that support past or continuing land uses. This can 

include climate and ecological processes, available workforce 

and markets, and consultation with practitioners and  

community dwellers.

3 Documenting the evidence of past or continuing land uses and 

any evolution in land use before beginning project work.

Undertaking interventions that will have an impact on 

the evidence of past or continuing land uses, without 

"rst understanding and documenting the values that 

contribute to their meaning.

4 Assessing the overall condition of the feature that supports a 

land use early in the planning process so that the scope of work 

is based on current conditions.

5 Protecting and maintaining a feature that supports a land 

use by adopting non-destructive maintenance methods in daily, 

seasonal and cyclical tasks to extend the life expectancy.

Allowing the features that support a land use to be 

altered or lost by incompatible development or neglect.

6 Repairing deteriorated parts of a feature that supports a land 

use, using recognized conservation methods.

Replacing a feature that supports a land use when that 

feature can be repaired.

7 Replacing in kind extensively deteriorated or missing parts 

of a feature that support a land use where there are surviving 

prototypes.

Replacing an entire feature that supports a land use, 

when limited replacement of deteriorated and missing 

parts is appropriate.

8 Documenting all interventions that affect the land use and 

ensuring that this documentation will be available to those 

responsible for future interventions.

GENERAL GUIDELINES FOR PRESERVATION, REHABILITATION AND RESTORATION
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Recommended Not Recommended

9 Repairing an extensively deteriorated or missing feature that 

supports a past or continuing land use by using non-destructive 

methods and materials, such as regenerating a deteriorated 

pasture at a designated farm site and reintroducing grazing 

animals to maintain the meadow.

Replacing an entire feature that supports a past or 

continuing land use, when repair or limited replacement 

of deteriorated or missing parts is possible.

10 Replacing in kind an entire feature that supports a past or 

continuing land use when that feature is too deteriorated to 

repair, such as replanting a clear-cut woodlot with the same tree 

species that was removed.

Replacing an irreparable feature with a new feature that 

does not support the past or continuing land use.

11 Replacing a missing historic feature by designing a new built 

or landscape feature that is compatible with the land use of the 

cultural landscape, and is based on physical, documentary or oral 

evidence.

Creating a false historical appearance because the new 

feature is incompatible, or based on insuf"cient physical, 

documentary or oral evidence.

ADDITIONS OR ALTERATIONS TO A CULTURAL LANDSCAPE

12 Designing a new feature when required by a new use that is 

compatible with the past or continuing land use.  For example, 

building a visitor access road along the margin of a "eld and 

woodlot in an historic farm site, so that both can continue to 

function.

Adding a new feature that alters or obscures a 

continuing land use, such as locating a visitor parking lot 

in a character-de"ning farmyard.

Introducing a new feature that is incompatible in 

function with the past or continuing land use.

ADDITIONAL GUIDELINES FOR REHABILITATION PROJECTS
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