REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
Notice is hereby given of the following Land Use and Planning Committee:
January 11, 2016 at 12:00 p.m.
Committee Room 2, City Hall

REVISED AGENDA
Call to order.
ADDITIONS / DELETIONS TO THE AGENDA
MOTION to amend the Land Use and Planning Committee agenda.
The Consent Agenda - members may adopt in one motion all recommendations appearing
on the Consent Agenda or, prior to the vote, request an item be removed from the
Consent Agenda for debate or discussion, voting in opposition to a recommendation, or
declaring a conflict of interest with an item.
MOTION to remove items from the Consent Agenda.
MOTION to approve the recommendations for items remaining in the Consent
Agenda.
ADOPTION OF MINUTES
1.

No items.

PRESENTATIONS
2.

No items.

UNFINISHED BUSINESS
3.

No Items
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REPORTS FOR ACTION
4.

205 Clinton Place - Proposed Heritage Revitalization Agreement and
Heritage Designation Bylaws - Consideration of First and Second Readings

5.

100 Braid Avenue: OCP Amendment and Rezoning to permit a Private
School and High Density Residential Development (Urban
Academy/WesGroup) – Preliminary Report

CONSENT AGENDA

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
6.
NEW BUSINESS
7.

No Items

CORRESPONDENCE
8.

No Items

ADJOURNMENT

January 11, 2016
Doc #808499

Land Use and Planning Committee Agenda

Page 2

4

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

1/11/2016

From:

Beverly Grieve
Director of Development Services

File:

HER00546

Report #: 1/2016
Subject:

205 Clinton Place - Proposed Heritage Revitalization Agreement and
Heritage Designation Bylaws - Consideration of First and Second
Readings

RECOMMENDATION
THAT the Land Use and Planning Committee recommend Council consider
Heritage Revitalization Agreement Bylaw No. 7800, 2016 to rezone 205 Clinton
Place from Single Detached Dwelling District (RS-1) to Single Detached Dwelling
District (RS-1)/Heritage Revitalization Agreement and Heritage Designation
Bylaw No. 7801, 2016 to heritage designate the property, for First and Second
Readings, and forward the bylaws to a Public Hearing on February 29, 2016

EXECUTIVE SUMMARY
This report provides information on a Heritage Revitalization Agreement application that
will see the owners of 205 Clinton Place designate their property, install two historically
and proportionally appropriate replica pilasters on the front of the house and install an
additional window on the side of the enclosed front porch in exchange for being able to
add a basement to the house (without increasing the height of the house), increasing the
floor space ratio of the house from 0.76 to 1.31. The Community Heritage Commission
and Advisory Planning Commission have voted in support of the proposal. This report is
to seek the Land Use and Planning Committee’s recommendation to Council for First and
Second Readings.
1.0

PROPOSAL

The applicants propose entering into a Heritage Revitalization Agreement in order to
enable them to add floor space to their house in exchange for exterior restoration and
long-term legal protection of the house.
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2.0

POLICY AND REGULATIONS

2.1

Official Community Plan Land Use Designation

(RL) Residential – Low Density: this area will contain low density residential uses
including single detached houses, houses with a secondary suite, duplexes, detached
townhouses, low density multi-family uses, churches, and may contain small scale local
commercial uses such as home based businesses and corner stores. As a single detached
dwelling the subject proposal complies with the OCP designation.
2.2

Zoning Bylaw

Single Detached Dwelling Districts (RS-1): The intent of this district is to allow single
detached dwellings. The HRA would create a new “zoning layer” which would specify
the aspects of the RS-1 zone that would be relaxed or varied.
2.3

Heritage

A Heritage Revitalization Agreement (HRA) is an effective tool to support heritage
conservation. In exchange for long-term legal protection and exterior restoration, zoning
relaxations specific to that site and that are non-precedent-setting are incentives for
property owners. An HRA does not change the zoning of the property, rather it adds a
new layer which identifies how the underlying zoning is being changed.
A heritage property which is the subject of an HRA is also protected with a Heritage
Designation Bylaw, a form of land use regulation that can prohibit demolition. Any
changes to a protected heritage property must first receive approval from City Council.
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects
within the city.
3.0

BACKGROUND

3.1

Site Characteristics and Context

Clinton Place has an unusually “small” context. There are only three properties in the
block, all three properties are small (the subject property being the smallest), all three
houses are close together and have exceptionally short front setbacks. The street itself is
half the width of conventional streets and only a third of the width of adjacent Second
Street at the east end of the block. At the west end of the block is Peele Street, which is
also a small street with small houses close together and close to the front property line.
Clinton Place, a small passive park, is directly across the street. The neighbourhood
contains primarily single detached dwellings but there are also multi-family buildings
nearby on Second Street and Royal Avenue, which is one block to the south. A map
showing the area land use is included as Attachment 1.
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The subject property slopes down approximately 6.5 ft./2 m. from back to front and does
not have lane access.
3.2

Project Description

The applicants propose entering into an HRA in order to enable them to add a basement
to their existing one-and-a-half storey house. There would be other relaxations related to
existing conditions. All the relaxations have been summarized in a table below. The
house will not contain a secondary suite. In exchange for the additional floor space, the
applicants would agree to retain and restore the exterior of the J.D. Hopkins House and to
place long-term legal protection on the property through the HRA and through a Heritage
Designation Bylaw. A site plan, photos of the existing house and elevation drawings are
included as Attachments 2, 3 and 4 respectively.
3.3

Project Statistics and Proposed Variances

The grey rows in the table below are the proposed variances

Floor Space Ratio:
Front Yard:

Existing
27.4 ft./8.4 m. wide
71.4 ft./21.8 m. deep
1,971.3 sq. ft./
183.1 sq. m.
1,489 sq. ft./
138.3 sq. m.
0.76
5.62 ft./1.71 m.

Rear Yard:

13.43 ft./4.09 m.

Left Side Yard:

2.07 ft./0.63 m.

Right Side Yard:

1.96 ft./0.60 m.

Site coverage:
Height:
Off-street parking:

56 percent
21.08 ft./6.43 m.
None

Site dimensions:
Site Area:
Total Floor Space:

RS-1 Zoning Bylaw
None

Proposed
As existing

Minimum 6,000 sq ft./
557.42 sq. m.
Maximum 985.7 sq. ft./
91.6 sq m
0.50
Minimum 14.28 ft/ 4.35
m.
Minimum 14.28 ft/ 4.35
m.
Minimum 4.00 ft./1.22
m.
Minimum 4.00 ft./1.22
m.
35 percent
25.0 ft./7.62 m.
1 space

As existing
2,587 sq. ft./
240.3 sq. m.
1.31
As existing
As existing
As existing
As existing
As existing
As existing
As existing

The proposed variances described as “as existing” are considered legally non-conforming.
The proposed HRA zoning layer will make them conforming.
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The Hopkins House, constructed in 1912, is valued for its historic association with the
pre-World War One building boom and as part of a unique cluster of small turn-of-thelast-century houses on small lots in the Queen’s Park neighbourhood. The house is also
valued for its associations with three previous owners, the Hopkins, the Mascalls and the
Balanows.
The Heritage Conservation Plan identifies that the house would receive a new foundation,
original material would be repaired, the original front porch columns would be replicated,
and an historically-appropriate colour scheme would be applied. The Statement of
Significance is included as Attachment 5 and the Heritage Conservation Plan is included
as Attachment 6.
4.2

Density

The existing density on 205 Clinton Place is quite high, considered both ways that density
is conventionally measured, as described below. Given this context, the proposed density
is considered acceptable:
 Site area: Density increases as lot sizes get smaller. When a single large lot is
divided into two lots, the density, as measured in “units per acre” (upa), increases.
There are only five single detached dwelling lots in the City of New Westminster
that are smaller than 205 (1,971 sq. ft./183 sq. m.) which is in the middle of a
cluster of five small single detached dwelling properties (201, 207 Clinton, 125
Peele St., 114 Second St.).
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 Floor Space Ratio (FSR): While the FSR allowance in the Clinton Place/Queen’s
Park neighbourhood is mostly 0.50, the house at 205 Clinton Place has an existing
FSR of 0.76, comprising a main floor of 1,100 sq. ft./102 sq. m. and a small upper
floor of 388 sq. ft./36 sq. m. The proposed increase in FSR to 1.31 would be the
result of adding a mostly-in-ground basement of the same footprint as the main
floor, which will incorporate the building’s existing high crawl space. The main
floor geodetic elevation and overall house height will not change and the increase
in FSR will have virtually no visible effect on the streetscape. The only change
visible on the front facade due to the increased density will be the installation of
two windows in the basement.
4.3

Sustainability

Retaining existing livable housing is a fundamental aspect of sustainable development.
The existing house would be retained and made larger.
Proximity To Transit Services
Transit Service
Normal Walking Distance Project Distance
SkyTrain Station
800 m./2,625 ft.
725 m./2,380 ft.
Frequent Transit Network 400 m./1,312 ft.
2,560 m./1.6 miles
The property is within normal walking distance of the SkyTrain but not the Frequent
Transit Network.
5.0

PROCESS

5.1

Application Review Process
Application made

January 26, 2015

Preliminary Report to Land Use Planning Committee

September 14, 2015

Preliminary Report to Council

September 28, 2015

Applicant Public Open House and Presentation to Queen’s
Park Residents’ Association

October 29, 2015

Applicant Presentation to Advisory Planning Commission
for Formal Review

December 1, 2015

Applicant Presentation to the Community Heritage
Commission for Formal Review

December 2, 2015

Report to Land Use Committee Re: Consideration of
First and Second Readings of Heritage Bylaws

January 11, 2016

Council Consideration of First and Second Readings of
Heritage Bylaws

February 1, 2016

Public Hearing and Consideration of Third Reading of
Heritage Bylaws

February 29, 2016
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Community Consultation

The applicants held a Public Open House and presented their proposal to the Queen’s
Park Residents’ Association on October 29, 2015. All attendees at both events were
supportive of the proposal.
5.3

Community Heritage Commission

The Community Heritage Commission reviewed the proposal at their December 2, 2015
meeting and voted in support of it.
5.4

Advisory Planning Commission

The Advisory Planning Commission (APC) reviewed the proposal at their December 1,
2015 meeting and voted in support of it. The APC report is included as Attachment 7.
6.0

ADOPTION AND SERVICING REQUIREMENTS

6.1

Adoption Requirements

There are no adoption requirements.
6.2

Servicing Requirements

There are no servicing requirements.
OPTIONS
The following options are presented for the Land Use and Planning Committee’s
consideration:
1. That the Land Use and Planning Committee recommend Council consider Heritage
Revitalization Agreement Bylaw No. 7800, 2016 to rezone 205 Clinton Place from
Single Detached Dwelling District (RS-1) to Single Detached Dwelling District
(RS-1)/Heritage Revitalization Agreement and Heritage Designation Bylaw No.
7801, 2016 to heritage designate the property, for First and Second Readings, and
forward the bylaws to a Public Hearing on February 29, 2016.
2. That the Land Use and Planning Committee provide staff with alternative
feedback.
Staff recommends Option 1.
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Attachment
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A: Neighbourhood Land Use Map
B: Site Plan
C: Photos of Existing House
D: Proposed Elevations
E: Statement of Significance
F: Heritage Conservation Plan
G: APC Minutes
H: HRA Bylaw 7800, 2016
I: Heritage Designation Bylaw 7801, 2016

David Guiney
Senior Planning Analyst

Jackie Teed
Manager of Planning

Beverly Grieve
Director of Development Services
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Attachment A
Neighbourhood Land Use Map

Light Yellow is single family residential, Dark yellow is multi-family, Green is civic/institutional (e.g. parks, civic buildings, schools)

Attachment B
Site Plan

Attachment C
Photos of Existing House at 205 Clinton Place

Attachment D
Proposed Elevations

Attachment E
Statement of Significance

inﬂuenced by the civic beautiﬁcation improvements in the Queen’s Park area between 1910 and 1913.
Clinton Place Park, on which the house sits, was allocated as a park in 1863 but wasn’t developed or
used as a public park until 1910. The landscaping of Clinton Park in 1910, along with the laying out of
central boulevards on Second Street and new curbs and sidewalks in 1913 brought on this additional
wave of development to a neighbourhood ﬁrst established in the late 1880s.
Furthermore, this building and its diminutive lot (27’ x 69’) are unique as part of a dense grouping of
four residences dating from 1889 to 1912 concentrated on signiﬁcantly undersized lots on the southern
tip of the city block between Clinton Place, Peele and Second Street. This cluster reﬂects the organic
development and sometimes haphazard subdivision history of the Queen’s Park neighbourhood in its
ﬁrst few decades.
This residence is valued for its association with Ontario-born John Dallas Hopkins (1849-1927), the
lead carpenter at the nearby and ever growing Provincial Hospital for the Insane (1878-1996, known as
Woodlands since 1950), where he worked for over two decades from 1889 until 1912. Hopkins’ ﬁrst and
main residence on Clinton Park was at 125 Peele Street (directly north) which he built in 1905. In 1906
Hopkins bought 207 Clinton Place, built in 1889, which he rented out. Hopkins built 205 Clinton in 1912,
his third house on a 64‘ x 110’ parcel of land on the north edge of Clinton Place Park, all of which were
owned by him until his death in 1927.
205 Clinton Place is valued for its continuous use as a single-family residence since 1912. Although
built by Hopkins, this house is remembered as a long-term home to two New Westminster families for
40 years each.The ﬁrst family was of William Wootton Mascall (1880-1953), an England-born
accountant who was an active community leader on New Westminster’s Board of Trade, the local Navy
League, the Provincial Agricultural Exhibition, the New Westminster Aerial League Branch, the Anglican
Church and as a local Justice of Peace. The Mascall family resided at 205 Clinton from 1913 until W.
W. Mascall's death in 1953. The Mascall family owned both 205 and 207 Clinton Place after Hopkin’s
death in 1927. From 1966 until 2006, 205 Clinton Place was a 40-year home for Alex and Nellie
Balanow. The enclosed front porch reﬂects the changing tastes and needs of residents over the
decades.
Aesthetically, this working-class cottage is a good example of a vernacular residential design from the
early 20th century, as illustrated by its simple lines, modest scale, front-gabled roof and full-width
verandah. Typical of Lower Mainland residences of this era, the building features wood-frame
construction and ﬁnishings that reﬂect the wood products produced in local sawmills.

Character deﬁning elements
Location on Clinton Place in the Queen’s Park neighbourhood of New Westminster
Siting at the front (south) of the lot, facing Clinton Park Place
Continuous residential use since 1912
Residential form, scale and massing as expressed by its one and one-half storey height with frontgabled roof and projecting hipped-roof verandah (enclosed by early wood windows)
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Front-gabled steep-pitched roof with pronounced overhang and exposed rafters on the east and west
sides
Wood-frame construction and cedar shingle cladding separated by trim board
Wooden window assemblies in their original locations with projecting sills, including horned doublehung and casement varieties
Wooden, panelled front door with light
Pointed fascia boards
Tongue and groove sofﬁts
Square-edge door and window trim with cap moulding
Interior brick chimney at gable peak

Residents at 205 Clinton Place (from New Westminster City Directories)
1914-1953 William Wootton & Ann Mascall - Accountant (with various ﬁrms and mills over the years)
1954-1955 Fred T & Jenny Zapotichny (pipe ﬁtter)
1956-1957 Mrs. Lois E Bennett (clerk at Mungeam News Agency)
1958 Les T & Kathleen F Brown (supervisor at Borstal Home)
1959-1965 Joseph A & Mary Bruschetto (carpenter/benchman at Greenall Bros)
1966-92 Alex & Nellie Balanow (const worker at Laing Const & Equip) in 1982 Alex was retired
1994 not listed
1996-2001 Nellie Balanow
2006-current Jordan L’abbe & Katherine Kosman
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Resources
New Westminster Public Library:
Historic directories
Fire insurance maps
New Westminster Archives:
Historic photos
Historic Title search for 207 Clinton Place
City of New Westminster:
Building permit records
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
New Westminster Heritage Resource Inventory, Vol 3.
Parks & Recreation History of Park Sites and Facilities - Clinton Place Park
Queen’s Park Neighbourhood Heritage Study (Planning Division - March 2014)
BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)
Government of Canada Censuses for BC - 1901, 1911 and 1921
John Dallas Hopkins Last Will & Testament (vol 15 folio 639 # 11598) BC Wills Index 1919-1926
Vancouver Daily World Newspaper - various archive issues from 1894 to 1924

UBC Archives:
1888-1905 Asylum for the Insane Annual Reports
Publications:
Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.
Gottfried, Herbert & Jennings, Jan. 1985. American Vernacular Building and Interiors
1870-1960. Norton & Co. New York.
Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & McIntyre.
Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster.
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Maps

This 1892 map of New Westminster clearly shows the matching allocated parks (Toronto Place, now Simcoe and
Clinton Place) along Royal Avenue. The Provincial Asylum is visible just on the other side of Queen’s Park. John
Dallas Hopkins probably lived on the asylum grounds until 1905 when he built his ﬁrst house on Clinton Place Park,
an easy commute for Hopkins. Two of the three homes on Clinton Place were already standing at the time this map
was drawn, 207 (1889) and 201 Clinton (1890). credit: City of Vancouver Archives Map 1167

A close-up (left) of the area around Clinton Place
Park and the succession of development on the
subject block before WWI:
207 Clinton - 1889
built for Arthur O’connor - jail guard
201 Clinton - 1890
built for James Trodden - CPR conductor
125 Peele - 1905
built for John Dallas Hopkins - Asylum carpenter
205 Clinton - 1912
built for John Dallas Hopkins - Asylum carpenter
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Photos

front (above) and back (left) view of
the house with its prominent gable
and wide overhangs. A single, double
hung horned window is centrally
featured on both sides of the gable.
The front porch was enclosed with
wood windows probably in the 1950s
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One-storey extension at back, and partial view of the east side of the house

view of the back (north) showing the one storey extension with divided light wood
windows.
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Attachment F
Heritage conservation Plan

Building Description
The J.D. Hopkins House is a simple, 1½ storey (plus basement) wood-frame dwelling.
It is a good example of a working-class cottage from the early 20th century, a
vernacular design that appeared in many variations through the Lower Mainland from
the late 1880s until the 1910s. It features simple lines, a modest scale, a front-gabled
roof and in this case, a full-width verandah.
Some of its exterior elements include the steeply pitched front gable roof with
pronounced eaves and exposed rafters on the east and west sides. It is clad with cedar
shingles separated by trim board. The house has wooden window assemblies including
horned double-hung and casement varieties with projecting sills, in their original
locations. The exterior millwork includes pointed fascia boards, tongue and groove
soﬃts and square-edge door and window trim with cap moulding.
One of the exterior modiﬁcations that occurred on this dwelling over the years is the
enclosing of the front porch, an alteration that was very common in the mid 20th
century to gain living space in homes. From an archival photograph of the house taken
in 1959 (see next page), we can see that the original entrance to the house would have
been at the front porch before it was enclosed that very same year. The enclosed porch
with its wooden windows is considered a character deﬁning elements of the house,
even though it was introduced 47 years after the home’s construction. The enclosed
front porch, a common intervention on early wood-frame homes in the area, reﬂects
the changing tastes and needs of residents over the decades, and albeit enclosed,
retains the appearance of a veranda through its transparent windows assemblies.

Proposed historically appropriate colour scheme
Benjamin Moore Historic Colours palette
Body (shingles and wood siding cladding) - Princeton Gold HC-14
Trim (door & window trim, columns, facia boards, soﬃts, eaves) - Oxford Ivory VC-1
Sash (doors and windows) - Gloss Black VC-35
Front door feature colour - Strathcona Red VC-27
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and door trim at the back of the house will be replaced with replica trim as per the
original proportions and style on the facade upper level window.
•

Repair or replace in kind existing deteriorated or damaged window and door trim
and window sils. To date, the Condition Assessment identiﬁed no areas in need of
replacement. Epoxy consolidants (Rot-Fix or equal) are acceptable for in situ repair
of wood members

•

Do not replace more material than necessary to avoid discontinuity of appearance

Current view of an exterior wall on west side. Exterior wood shingles, facia boards and sofﬁts
appear to be in good condition throughout the house. No rotting or damaged areas have been
identiﬁed.
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left and above: view of the three wood windows
on the west elevation - two ﬁxed windows and
one double-hung (18 and 35 on drawings). They
will all be retained and are in good condition in
need of repainting. None of them can be seen
from the street. A restricted exterior view can be
obtained when on the property in the very narrow
walkway between 205 Clinton Place and the
neighbouring house.

left: partial, restricted view of the three of four
wood windows on the east elevation - one
awning (69 on drawings) and three double-hung
(36, 37, and 68). They will all be retained and are
in good condition in need of repainting. None of
them can be seen from the street. An exterior
view can barely be obtained from the back of the
house as there is no walkway between 205
Clinton Place and the neighbouring house.
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Maintenance Plan
Following completion of the conservation works, the owner must maintain the building
and land in good repair and in accordance with generally accepted maintenance
standards. All work should follow The Standards and Guidelines for the Conservation of
Historic Places in Canada (2nd Edition). The local government determines an
acceptable level or condition to which the heritage building is maintained through the
Heritage Maintenance Bylaw. As with the Heritage Conservation Plan, such
maintenance standards apply only to the building exterior.
As general upkeep is frequently overlooked and will lead to deterioration of heritage
resources, maintenance standards warrant special attention. Any building should be
kept in a reasonable condition so it continues to function properly without incurring
major expenses to repair deterioration from neglect. To avoid compounding problems a
continuity of informed supervision of assessments and repairs is essential.
A periodic Condition Survey by a Heritage Professional will enable the owner to
anticipate and budget for upcoming repair or replacement work. The most frequent
source of deterioration problems are from poorly maintained roofs, rainwater works and
destructive pests.
Establish a maintenance plan using the information below:

Maintenance Checklist
a.

Site

•

Ensure site runoﬀ drainage directed away from buildings.

•

Maintain min. 2 foot clearance between vegetation and building face and a 12 inch
wide gravel strip against the foundation in planted areas.

•

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

•

Keep tree branches pruned so they don't overhang roofs.

•

Ensure roots from large trees to not stress and deform building foundation, or
damage perimeter drainage piping.

b.
•

Foundation

Review exterior, and interior where visible, for signs of undue settlement,
deformation or cracking of foundation and if encountered seek advice from
Professional Engineer.
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•

Ensure perimeter drainage piping is functioning satisfactorily by ﬂushing and/or
professional inspection every 3-5 years.

•

Inspect basement interior for signs of moisture migrating through foundation walls
or the slab-on-grade in the form of eﬄorescence (a white powder on concrete) or
staining of ﬁnishes. A "smell test" for musty air can indicate a moisture problem.

c.

Masonry

• Review structural integrity for deformation, leaning, cracked bricks and if
encountered seek advice from Professional Engineer as may be related to
foundation problem.

d.

Wood Elements

•

In the wet coastal climate of British Columbia maintaining integrity of exterior wood
elements is critical in preventing water ingress into buildings.

•

Annually inspect wood elements for signs of deterioration mechanisms, identify
source of problem and take corrective repair/replacement action:

o wood in contact with ground or plantings;
o excessive cupping, loose knots, cracks or splits;
o open wood-to-wood joints or loose/missing fasteners;
o attack from biological growth (moss, moulds, etc.) or infestations (carpenter ants,
etc.);
o animal damage or accumulations (chewed holes, nesting, bird/rodent droppings)
USE HAZARDOUS MATERIALS PROCEDURES;
o signs of water ingress (rot, staining, mould, infestation).
• Closely inspect highly exposed wood elements such as porches, railings and stairs
for deterioration. Anticipate replacement in kind of these elements every 10-15
years.
• Inspect paint ﬁnishes every 3-5 years and expect full repainting every 7-10 years.
Look for:
o bubbling, cracks, "alligatoring" or crazing, wrinkles, flaking, peeling or powdering;
o excessive fading of colours, especially dark tones;
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•

Note repainting shall be in historic colours approved for the HRA unless altered by
Heritage Alteration Permit (HAP) issued by the Local Authority.

•

Inspect visible caulking joints for continuity and shrinkage. Expect to redo caulking
every 3-5 years.

•

Review metal ﬂashings to ensure water runoﬀ properly directed to the exterior and
that ﬂashing joints are intact.

e.

Windows and Doors

•

Annually check integrity of window glazing putty for drying, cracking or loss.

•

Replace cracked or broken glass as it occurs.

•

Check satisfactory operation of windows and doors. Poor operation can be a sign
of building settlement distorting the frame, or sashes or doors may be warped.

•

Check condition and operation of hardware for rust or breakage. Lubricate annually.

•

Inspect weather stripping for excessive wear and integrity.

f.

Roofing and Rainwater Works

• Inspect roof condition every 5 years, looking for:
o loose, split or missing shingles, especially at edges, ridges and hips;
o excessive biological growth (moss) and/or accumulation of debris from adjacent
trees;
o flashings functioning properly to shed water down slope, especially at chimney.
•

Remove roof debris and moss with gentle sweeping and low-pressure hose.

•

Plan for roof replacement at 18-22 years or longer.

•

Annually inspect and clean gutters, ﬂush out downpipes. Ensure gutters positively
slope to downpipes, there are no leaks or water splashing onto building.

•

Ensure gutter hangers and rainwater system elements intact and secure.

•

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

g.
•

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

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

•

Windows, doors and rainwater works should be cleaned annually.

•

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

•

Do not use high-pressure washing as it will lead to excessive damage to ﬁnishes,
seals, caulking and wood elements, and it will drive water into wall assemblies and
lead to bigger problems.
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Attachment G
Minutes from December 1, 2015
Advisory Planning Commission Meeting

City of New Westminster

REPORT
ADVISORY PLANNING COMMISSION
To:

Mayor J. Coté and Members of Council
in Committee of the Whole

Date: 2016 Jan 16

From:

Advisory Planning Commission

File:

Subject:

205 Clinton Place - Draft Results of December 1, 2015 Meeting

HER00549

RECOMMENDATION
THAT Council receive for information the Advisory Planning Commission’s
recommendations namely:
MOVED and SECONDED
THAT the application to rezone the property at 205 Clinton Place be supported.

BACKGROUND
David Guiney, Senior Planning Analyst, summarized the report dated December 1, 2015,
regarding an application that has been received to rezone the property at 205 Clinton Place
from Single Detached Dwelling Districts (RS-1) to Single Detached Dwelling Districts (RS-1)
(Heritage Revitalization Agreement) in order to enable exterior restoration, increase the floor
space ratio and apply long-term legal protection to the property.
Mr. Guiney advised that notification was sent to the following:
•
•
•
•
•

the surrounding neighbourhood within 100 metres (160 notices);
All Residents’ Associations;
the Board of School Trustees;
Superintendent of Schools; and,
the New Westminster Heritage Preservation Society.

Mr. Guiney advised that there has been no correspondence received in response to the notice.
Kirsten Sutton, D3 Design Inc., provided a PowerPoint presentation outlining details of the
project as summarized in the report dated December 1, 2015.

In response to questions from the Commission, Ms. Sutton advised that as there is no exterior
door leading to the basement, it is unlikely that a secondary suite could be implemented. The
basement would be plumbed to allow for a washroom and laundry facilities.
In response to questions from the Commission, Kathy Kosman, Owner of 205 Clinton Place,
provided the following information:
•
•
•

Parking is not currently an issue;
The windows are original to the home; and,
It is anticipated that the proposed exterior restoration would solve previous issues with
rat infestations, as well as structural issues.

Discussion ensued, and the Commission expressed support for the project, noting the
following comments:
•
•
•
•
•

An HRA is the ideal agreement for projects such as this proposal;
The proposal would preserve heritage in the city;
The proposal is not a large increase in density;
It appears that the lot and the neighbourhood can address the increased density; and,
It does not appear that the project would affect traffic.

EXISTING POLICY/PRACTICE
The Advisory Planning Commission reviews applications for rezoning and makes
recommendations in a report to City Council for its consideration. This report is based on the
December 1, 2015 minutes of the Advisory Planning Commission. These minutes have not yet
been adopted.
This report has been prepared for the Advisory Planning Commission by:

Julia Dykstra,
Planning Assistant

Attachment H
Heritage Revitalization Agreement
Bylaw 7800, 2016

CORPORATION OF THE CITY OF NEW WESTMINSTER
HERITAGE REVITALIZATION AGREEMENT (205 CLINTON PLACE)
BYLAW NO. 7800, 2016
A Bylaw to enter into a Heritage Revitalization Agreement under
Section 966 of the Local Government Act

WHEREAS the City of New Westminster and the owners of the property located at 205 Clinton
Place wish to enter into a Heritage Revitalization Agreement in respect of that property;
NOW THEREFORE, the Council of the City of New Westminster enacts as follows:
Citation
This Bylaw may be cited as “Heritage Revitalization Agreement (205 Clinton Place) Bylaw No.
7800, 2016”.
Heritage Revitalization Agreement
The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered owners of that property located at 205 Clinton Place, New Westminster,
British Columbia, legally described as PID: 011-104-473, Lot 2 Block 34 Plan 4489.
The Mayor and City Clerk are authorized on behalf of the City of New Westminster Council to
sign and seal the Heritage Revitalization Agreement attached to this bylaw as Schedule
“A”.

READ A FIRST TIME this ___ day of ______________, 2016.
READ A SECOND TIME this ___ day of _____________, 2016.
PUBLIC HEARING held this ___ day of _____________, 2016.
READ A THIRD TIME this ___ day of ________________, 2016.
ADOPTED this ___ day of ______________, 2016.

Mayor

City Clerk

SCHEDULE “A”
HERITAGE REVITALIZATION AGREEMENT (205 CLINTON PLACE)
THIS AGREEMENT dated for reference the 1st day of January, 2016 is
BETWEEN:
JORDAN ANTHONY CLUCAS L’ABBE, 205 Clinton Place, New
Westminster, British Columbia, V3L 1J1, as to an undivided ½ interest
and
KATHERINE LEA KOSMAN, 205 Clinton Place, New Westminster,
British Columbia, V3L 1J1, as to an undivided ½ interest
(together, the “Owners”)
AND:
CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511
Royal Avenue, New Westminster, British Columbia, V3L 1H9
(the “City”)
WHEREAS:
The Owners are the registered owners in fee simple of the lands and all improvements located
at 205 Clinton Place, New Westminster, British Columbia, legally described as PID: 011104-473, Lot 2 Block 34 Plan 4489 (the “Lands”);
There is one principal building currently situated on the Lands, known as the John Dallas
Hopkins House (the “Heritage Building”), which building is listed in the City’s Heritage
Register and is shown on the site plan attached as Appendix 1;
The City and the Owners agree that the Heritage Building has heritage value and should be
conserved;
Section 966 of the Local Government Act authorizes a local government to enter into a Heritage
Revitalization Agreement with the owner of heritage property, and to allow variations
of, and supplements to, the provisions of a bylaw or a permit issued under Part 26 or
Part 27 of the Local Government Act;
The Owners and the City have agreed to enter into this Heritage Revitalization Agreement
setting out the terms and conditions by which the heritage value of the Heritage
Building is to be preserved and protected, in return for specified supplements and
variances to City bylaws;
THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid
by each party to the other and for other good and valuable consideration (the receipt of which

each party hereby acknowledges) the Owners and the City each covenant with the other
pursuant to Section 966 of the Local Government Act, as follows:
Conservation Work
1.

Upon execution of this Agreement, the Owners shall promptly commence the
preservation, rehabilitation, and restoration of the Heritage Building (the “Work”) in
accordance with the “Conservation Plan – John Dallas Hopkins House – 1912” prepared
by Elana Zysblat, a copy of which is attached as Appendix 2 (the “Conservation Plan”).

Prior to commencement of the Work, the Owners shall obtain from the City all necessary
permits and licenses, including a heritage alteration permit.
The Work shall be done at the Owners’ sole expense in accordance with generally accepted
engineering, architectural, and heritage conservation practices. If any conflict or
ambiguity arises in the interpretation of Appendix 2, the parties agree that the conflict
or ambiguity shall be resolved in accordance with the Standards and Guidelines for the
Conservation of Historic Places in Canada, published by Parks Canada in 2003.
The Owners shall, at the Owners’ sole expense, engage a member of the Architectural Institute
of British Columbia or the Association of Professional Engineers and Geoscientists of
British Columbia (the “Registered Professional”) to oversee the Work and to perform
the duties set out in section 5 of this Agreement.
The Registered Professional shall:
prior to commencement of the Work, provide to the City an executed and sealed
Confirmation of Commitment in the form attached as Appendix 3;
erect on the Lands and keep erected throughout the course of the Work, a sign of
sufficient size and visibility to effectively notify contractors and tradespersons
entering onto the Lands that the Work involves protected heritage property and
is being carried out for heritage conservation purposes;
obtain the City’s approval for any changes to the Work, including any amended permits
that may be required;
upon substantial completion of the Work, provide to the City an executed and sealed
Certification of Compliance in the form attached as Appendix 4; and
notify the City within one business day if the Registered Professional’s engagement by
the Owners is terminated for any reason.
Timing and Phasing of Restoration
The Owners shall commence and complete all actions required for the completion of the Work,
as set out in the Conservation Plan in Appendix 2, within three years following the date
of adoption of the Bylaw authorizing this Agreement.

Ongoing Maintenance
Following completion of the Work, the Owners shall maintain the Heritage Building in good
repair in accordance with the maintenance requirements set out in the Conservation
Plan and the maintenance standards set out in New Westminster Heritage Properties
Minimum Maintenance Standards Bylaw No. 6498, 1998, as amended or replaced from
time to time, and, in the event that Bylaw No. 6498 is repealed and not replaced, the
Owners shall continue to maintain the Heritage Building to the standards that applied
under Bylaw No. 6498 immediately prior to its repeal.
Damage to or Destruction of Heritage Building
If the Heritage Building is damaged, the Owners shall obtain a heritage alteration permit and
any other necessary permits and licenses and, in a timely manner, shall restore and
repair the Heritage Building to the same condition and appearance that existed before
the damage occurred.
If, in the opinion of the City, the Heritage Building is completely destroyed, the Owners shall
construct a replica, using contemporary materials if necessary, of the Heritage Building
that complies in all respects with the Conservation Plan in Appendix 2 and with City of
New Westminster Zoning Bylaw No. 6680, 2001, as varied by this Agreement, after
having obtained a heritage alteration permit and any other necessary permits and
licenses.
The Owners shall use their best efforts to commence and complete any repairs to the Heritage
Building, or the construction of any replica building, with reasonable dispatch.
Heritage Designation
The Owners irrevocably agree to the designation of the Heritage Building as protected heritage
property, in accordance with Section 967 of the Local Government Act, and release the
City from any obligation to compensate the Owners in any form for any reduction in the
market value of the Lands that may result from the designation.
Variances to City’s Zoning Bylaw
2.

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

Interpretation
In this Agreement, “Owners” shall mean all registered owners of the Lands or subsequent
registered owners of the Lands, as the context requires or permits.
Conformity with City Bylaws
The Owners acknowledge and agree that, except as expressly varied by this Agreement, any
development or use of the Lands, including any preservation, rehabilitation, restoration,

and repairs done with respect to the Heritage Building, must comply with all applicable
bylaws of the City.
2

No Application to Building Interiors
3.

3

Unless otherwise stated in this Agreement or in the Conservation Plan, the terms and
conditions of this Agreement respecting the Heritage Building apply only to the
structure and exterior of the building, including without limitation the foundation, walls,
roof, and all exterior doors, windows and architectural ornamentation.

Future Alterations
4.

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

Statutory Authority Retained
Nothing in this Agreement shall limit, impair, fetter or derogate from the statutory powers of
the City, all of which powers may be exercised by the City from time to time and at any
time to the fullest extent that the City is enabled.
Indemnity
The Owners hereby release, indemnify, and save the City, its officers, employees, elected
officials, agents and assigns harmless from and against any and all actions, causes of
action, losses, damages, costs, claims, debts and demands whatsoever by any person,
arising out of or in any way due to the existence or effect of any of the restrictions or
requirements in this Agreement, or the breach or non-performance by the Owners of
any term or provision of this Agreement, or by reason of any work or action of the
Owners in performance of their obligations under this Agreement or by reason of any
wrongful act or omission, default, or negligence of the Owners.
In no case shall the City be liable or responsible in any way for:
any personal injury, death or consequential damage of any nature whatsoever,
howsoever caused, that be suffered or sustained by the Owners or by any other
person who may be on the Lands; or
any loss or damage of any nature whatsoever, howsoever caused to the Lands, or any
improvements or personal property thereon belonging to the Owners or to any
other person,
arising directly or indirectly from compliance with the restrictions and requirements in
this Agreement, wrongful or negligent failure or omission to comply with the restrictions
and requirements in this Agreement or refusal, omission or failure of the City to enforce
or require compliance by the Owners with the restrictions or requirements in this
Agreement or with any other term, condition, or provision of this Agreement.

No Waiver
No restrictions, requirements, or other provisions of this Agreement shall be deemed to have
been waived by the City unless a written waiver signed by an officer of the City has first
been obtained, and without limiting the generality of the foregoing, no condoning,
excusing or overlooking by the City on previous occasions of any default, nor any
previous written waiver, shall be taken to operate as a waiver by the City of any
subsequent default or in any way defeat or affect the rights and remedies of the City.
Inspection
Upon request by the City, the Owners shall advise or cause the Registered Professional to
advise the City’s Development Services Department, Planning Division, of the status of
the Work, and, without limiting the City’s power of inspection conferred by statute and
in addition to such powers, the City shall be entitled at all reasonable times and from
time to time to enter onto the Lands for the purpose of ensuring that the Owners are
fully observing and performing all of the restrictions and requirements in this
Agreement to be observed and performed by the Owners.
Enforcement of Agreement
The Owners acknowledge that it is an offence under Section 981(1)(c) of the Local Government
Act to alter the Lands or the Heritage Building in contravention of this Agreement,
punishable by a fine of up to $50,000.00 or imprisonment for a term of up to 2 years, or
both.
The Owners acknowledge that it is an offence under Section 981(1)(b) of the Local Government
Act to fail to comply with the requirements and conditions of any heritage alteration
permit issued to the Owners pursuant to this Agreement and Section 972 of the Local
Government Act, punishable in the manner described in the preceding section.
The Owners acknowledge that, if the Owners alter the Lands or the Heritage Building in
contravention of this Agreement, the City may apply to the British Columbia Supreme
Court for:
an order that the Owners restore the Lands or the Heritage Building, or both, to their
condition before the contravention;
an order that the Owners undertake compensatory conservation work on the Lands or
the Heritage Building, or both;
an order requiring the Owners to take other measures specified by the Court to
ameliorate the effects of the contravention; and
an order authorizing the City to perform any and all such work at the expense of the
Owners.
The Owners acknowledge that if the City undertakes work to satisfy the terms, requirements or
conditions of any heritage alteration permit issued to the Owners pursuant to this

Agreement upon the Owners’ failure to do so, the City may add the cost of the work and
any incidental expenses to the taxes payable with respect to the Lands, or may recover
the cost from any security that the Owners have provided to the City to guarantee the
performance of the terms, requirements or conditions of the permit, or both.
The Owners acknowledge that the City may file a notice on title to the Lands in the land title
office if the terms and conditions of this Agreement have been contravened.
The City may notify the Owners in writing of any alleged breach of this Agreement and the
Owners shall have the time specified in the notice to remedy the breach. In the event
that the Owners fail to remedy the breach within the time specified, the City may
enforce this Agreement by:
seeking an order for specific performance of the Agreement;
any other means specified in this Agreement; or
any means specified in the Community Charter or the Local Government Act,
and the City’s resort to any remedy for a breach of this Agreement does not limit its
right to resort to any other remedy available at law or in equity.
Headings
The headings in this Agreement are inserted for convenience only and shall not affect the
interpretation of this Agreement or any of its provisions.
Appendices
All appendices to this Agreement are incorporated into and form part of this Agreement.
Number and Gender
Whenever the singular or masculine or neuter is used in this Agreement, the same shall be
construed to mean the plural or feminine or body corporate where the context so
requires.

Successors Bound
All restrictions, rights and liabilities herein imposed upon or given to the respective parties shall
extend to and be binding upon their respective heirs, executors, administrators,
successors and assigns.
IN WITNESS WHEREOF the Owners and the City have executed this Agreement as of the date
written above.

Signed, Sealed and Delivered in the )
)
presence of:
)
)
Name
)
)
)
Address
)
)
)
Occupation
)
)

CORPORATION OF THE CITY OF NEW
)
WESTMINSTER by its authorized signatories: )
)
)
Mayor:
)
)
)
City Clerk:
)

JORDAN ANTHONY CLUCAS L’ABBE

KATHERINE LEA KOSMAN

APPENDIX 1
SITE PLAN

APPENDIX 2

CONSERVATION PLAN

Attached to this report as Appendix F.
Complete 18-page Conservation Plan will be attached to official bylaw

APPENDIX 3
CONFIRMATION OF COMMITMENT BY REGISTERED PROFESSIONAL

Date: _________________

City of New Westminster
511 Royal Avenue
New Westminster, B.C. V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 205 Clinton Place

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

__________________________________
Registered Professional’s Name
__________________________________
Address
__________________________________
Telephone No.

Signature and Seal

APPENDIX 4
CERTIFICATION OF REGISTERED PROFESSIONAL

Date: _______________

City of New Westminster
511 Royal Avenue
New Westminster, B.C. V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 205 Clinton Place
I hereby give assurance that I have fulfilled my obligations for field review as indicated in my
letter to the City of New Westminster dated _________________ in relation to the captioned
property, and that the architectural components of the work comply in all material respects
with the requirements of Appendix 2 of the Heritage Revitalization Agreement referred to in
that letter. This letter is not being provided in connection with Part 2 of the British Columbia
Building Code, but in connection only with the requirements of the Heritage Revitalization
Agreement.

__________________________________
Registered Professional’s Name
__________________________________
Address
__________________________________
Telephone No.

Signature and Seal

APPENDIX 5
VARIATIONS TO ZONING BYLAW NO. 6680, 2001

(RS-1) Requirement/Allowance

HRA Variance

6,000 square feet
(557.40 square metres)

1,971.3 square feet
(183.1 square metres)

0.50

1.31

20% of the depth
of the site, not to exceed
25 feet (7.62 metres)

5.62 feet
(1.71 metres)

20% of the depth
of the site, not to exceed
25 feet (7.62 metres)

13.43 feet
(4.09 metres)

Minimum Left Side Yard

4.00 feet
(1.22 metres)

2.07 feet
(0.63 metres)

Minimum Right Side Yard

4.00 feet
(1.22 metres)

1.96 feet
(0.60 metres)

Maximum Site Coverage

35%

56%

One parking space for each
dwelling unit

None

Minimum Site Area

Density (Maximum FSR)

Minimum Front Yard

Minimum Rear Yard

Off-Street Parking
Requirement

Attachment I
Heritage Designation Bylaw 7801, 2016

THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7801, 2016
A bylaw of the Corporation of the City of New Westminster to designate the principal building
located at 205 Clinton Place as protected heritage property.
______________________________________________________________________________
__
WHEREAS the Local Government Act, R.S.B.C. 1996, c.323 provides Council with authority, by
bylaw, to designate real property, in whole or in part, as protected heritage property, on terms
and conditions it considers appropriate;
AND WHEREAS the registered owners of the land located at 205 Clinton Place have entered into
a heritage revitalization agreement in relation to the principal building located on the land as
authorized by Heritage Revitalization Agreement (205 Clinton Place) Bylaw No. 7801, 2016 (the
“Heritage Revitalization Agreement”), have requested that Council designate that building as
protected heritage property, and have released the City from any obligation to compensate the
registered owners for the effect of such designation;
AND WHEREAS Council considers that the principal building located at 205 Clinton Place has
significant heritage value and character and is a prominent and valued heritage property in the
City;
AND WHEREAS Council considers that designation of the principal building located at 205
Clinton Place as protected heritage property under the provisions of the Local Government Act
is necessary and desirable for its conservation;
NOW THEREFORE City Council of the Corporation of the City of New Westminster enacts as
follows:
1. TITLE
1.1. This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (205 Clinton
Place) No. 7801, 2016."
2. INTERPRETATION
2.1. In this Bylaw, the terms “heritage value”, “heritage character” and “alter” have the
corresponding meanings given to them in the Local Government Act.
3. DESIGNATION
3.1. The principal building located on that parcel of land having a civic address of 205
Clinton Place, New Westminster, British Columbia, and legally described as PID: 011104-473, Lot 2 Block 34 Plan 4489, shown marked on the sketch plan attached hereto
as Schedule “A” (the “Building”) is hereby designated in its entirety as protected
heritage property under section 967 of the Local Government Act of British Columbia.

4. PROHIBITION
4.1. Except as expressly permitted by Section 5 or as authorized by a heritage alteration
permit issued by the City, no person shall undertake any of the following actions, nor
cause or permit any of the following actions to be undertaken in relation to the
Building:
4.1.1. alter the exterior facade of the Building;
4.1.2. make a structural change to the Building;
4.1.3. move the Building; or
4.1.4. alter, excavate or build on that portion of land upon which the Building is
located.
5. EXEMPTIONS
5.1. Despite Section 4, the following actions may be undertaken in relation to the Building
without first obtaining a heritage alteration permit from the City:
5.1.1. non-structural renovations or alterations to the interior of the Building that do
not alter the exterior appearance of the Building; and
5.1.2. normal repairs and maintenance that do not alter the exterior appearance of the
Building.
5.2. For the purpose of section 5, “normal repairs” means the repair or replacement of nonstructural elements, components or finishing materials of the Building with elements,
components or finishing materials that are equivalent to those being replaced in terms
of heritage character, material composition, colour, dimensions and quality.
6. MAINTENANCE
6.1. The Building shall be maintained in good repair in accordance with the City of New
Westminster Heritage Site Minimum Maintenance Standards Bylaw No. 6498, 1998, as
amended or replaced from time to time, and, in the event that Bylaw No. 6498 is
repealed and not replaced, the Owners shall continue to maintain the Building to the
standards that applied under Bylaw No. 6498 immediately prior to its repeal.
7. HERITAGE ALTERATION PERMITS
7.1. Where a heritage alteration permit is required under this Bylaw for a proposed action
in relation to the Building, application shall be made to the City of New Westminster
Development Services Department, Planning Division in the manner and on the form
prescribed, and the applicant shall pay the fee imposed by the City for such permit.
7.2. City Council, or its authorized delegate, is hereby authorized to:

7.2.1. issue a heritage alteration permit for situations in which the proposed action
would be consistent with the heritage protection provided for the Building under
this Bylaw and the Heritage Revitalization Agreement;
7.2.2. withhold the issue of a heritage alteration permit for an action which would not
be consistent with the heritage protection provided for the Building under this
Bylaw or the Heritage Revitalization Agreement;
7.2.3. establish and impose terms, requirements and conditions on the issue of a
heritage alteration permit that are considered to be consistent with the purpose of
the heritage protection of the Building provided under this Bylaw and the Heritage
Revitalization Agreement; and
7.2.4. determine whether the terms, requirements and conditions of a heritage
alteration permit have been met.
8. RECONSIDERATION BY COUNCIL
8.1. An applicant or owner whose application for a heritage alteration permit for alteration
of the Building has been considered by an authorized delegate may apply for a
reconsideration of the matter by Council, and such reconsideration shall be without
charge to the applicant or owner.

GIVEN FIRST READING this

day of

2016.

GIVEN SECOND READING

day of

2016.

PUBLIC HEARING held this

day of

2016.

GIVEN THIRD READING this

day of

2016.

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

2016.
_________________________________
MAYOR
_________________________________
CITY CLERK

SCHEDULE A
SITE PLAN
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

From:

Beverly Grieve
Director of Development Services

File:

1/11/2016

Report #: 2/2016
Subject:

100 Braid Street - OCP and Rezoning to Permit School and Residential
Development (Urban Academy)- Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council direct staff
to process the applications for the subject property located at 100 Braid Street
based on the process outlined in this report.

EXECUTIVE SUMMARY
Urban Academy, in partnership with Wesgroup, is proposing to apply for an OCP
Amendment and Rezoning Application for the purposes of facilitating the development of
a 60,000 sq. ft. (5,570 sq.m.) school and 195,000 sq.ft. (18,000 sq.m.) of residential
density at 100 Braid Street. The OCP amendment would change the land use designation
of the property from the existing industrial-based Mixed Use Designation (MU) to a new
Mixed Use designation that allows for institutional and residential uses on site. The
Rezoning application would rezone the subject property from Light Industrial Districts
(M-1) to a new Comprehensive Development (CD) Zone. As part of the OCP
amendment and Rezoning application process, the proponents would work with staff to
develop design guidelines that will be incorporated in the proposed CD Zone to provide
guidance for future development permit applications as well as to address parking and
traffic considerations for the proposed development.
1. PROPOSAL
The proponents, Urban Academy in partnership with Wesgroup, propose to amend the
Official Community Plan designation and rezone the subject property located at 100

City of New Westminster
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Braid Street in order to facilitate the development of a new private school and future
residential development.
Since identifying the need to expand the school, Urban Academy has considered
expanding at their existing location as well as look for a new location in New
Westminster. In the first week of December 2015, Urban Academy informed staff that
they were, in partnership with Wesgroup, successful in obtaining an option to purchase on
the 100 Braid Street site and intended to submit a formal development application for the
site. Planning staff was aware that the 100 Braid Street site was on the market and had
provided preliminary comments on numerous development proposals representing a wide
range of land uses. Staff was also informed that there was strong competition from other
potential purchasers who wished to acquire the site.
2. POLICY AND REGULATIONS
2.1 Official Community Plan Land Use Designation
The subject property is designated as (MU) Mixed Use in the Official Community Plan.
As per the MU Designation, this area will include “non-population dependent office uses,
medical office uses, light industrial land uses, fitness and recreation, and innovative
housing types such as work/live or live/work units”. The proposal for a private school
with multi-unit residential is not consistent with this designation, and hence, requires an
OCP amendment.
The City is currently reviewing the OCP with the objective of having a new OCP ready
for Council consideration in approximately one year. It is anticipated that the land use
designation for the entire Rousseau triangle will be clarified in the updated OCP. As such,
at this time, the proposed OCP amendment will apply to only the subject site. However,
staff suggest that the proposed school/residential designation for 100 Braid Street will
provide a reasonable transition from the Sapperton residential area and the range of
commercial/residential/light industrial uses that are currently existing or could be
developed in the future in the Rousseau triangle area.
2.2 Brunette Creek Neighbourhood Plan
The subject property is within the boundaries of the Brunette Creek Neighbourhood Plan
which was adopted on November 25, 2002 and is designated MU Mixed Use. The OCP
designation for the property is based on the MU Designation outlined within this
Neighbourhood Plan in regards to intended land uses.
2.2 Zoning Bylaw
The site is zoned Light Industrial Districts (M-1). The intent of the M-1 Zone is allow for
light industrial uses. The uses proposed by the proponents (school and multi-unit
residential) are both not permitted within the M-1 District and require a Zoning Bylaw
Amendment.
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2.3 Development Permit Area
The site is designated as part of Industrial/Business Park Development Permit Area #4 –
Brunette Avenue. The intent of the Development Permit Area Designation is:
“Lands in this development permit area are designated in order to provide a
framework for an industrial business park, for service commercial uses adjacent to
Brunette Avenue, as well as to mitigate the impact of the major transportation…”
Through the proposed OCP Amendment and Rezoning, design guidelines will need to be
developed for the subject property to guide future development permit applications in
regards to building massing, urban design, setbacks, and how these contribute towards
creating a good public realm/streetscape along Braid Street and Rousseau Street. Staff
proposes that these guidelines would be included within the proposed CD Zone.
2.4 Economic Health Care Cluster
The project supports the City’s initiative to build on and support the existing and new
investment in the Royal Columbian Hospital by providing residential opportunities within
close proximity to the hospital and transit, and the provision of school and daycare (for
school –aged children) options for current and future residents within the area beyond
those provided within the public school system.
2.5 Family-Friendly Housing Bylaw
As per the Family-Friendly Housing Bylaw No. 7741, 2015, multi-unit apartment
buildings (strata) are required to have a minimum of 30% two-bedroom and three
bedroom dwelling units, of which 10% of the total dwelling units shall have three
bedrooms or more. The proponents have indicated that this will be met through the
proposed design which will include apartment units as well as ground-oriented
townhomes within the residential portions of the project.
3. BACKGROUND
3.1 Site Characteristics and Context
The site is a rectangular shaped lot with frontage on Braid Street and Rousse au Street.
The subject parcel has an area of 6,957 sq.m. (74,880 sq.ft.) with a lot width of 100
metres (330.61 feet) and an average lot depth of 69 metres (226.28 feet). There are three
buildings on the site that have spaces leased to tenants and the age of the buildings range
from 45 to 86+ years.
The subject property is just outside the boundary of the Floodplain. The site is bounded
by light industrial uses (Self Storage) to the east, Braid Street to the north, Rousseau
Street and Single-Detached Residential to the west, and Single-Detached Residential and
Light Industrial (Self Storage) to the south.
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The subject property is located across the street from the future Sapperton-Green
Development which is proposed by Bentall-Kennedy, and recently received approval for
an OCP amendment by Council. The OCP amendment is a “high level” and use
designation change that allows a maximum of 3.4 million square feet of residential, about
a million square feet of office and supporting retail. The designation refers to the need to
provide a community centre and publicly accessible open space. It is expected that the
development of the site would occur over 20-30 years.
The proponents are mindful of the Sapperton-Green Development and how the site will
need to complete the other side of Braid Street. Staff will work with the applicants in
regards to how these considerations can be best incorporated within the design guidelines
and streetscape considerations for the site.
3.2 Project Description
The 1.72 acre site at 100 Braid Street would allow enough space for Urban Academy to
meet their future expansion needs while offering close proximity to rapid transit as well
as the regional road network. Under this proposal, the Urban Academy school would be
developed on approximately one-third of the site with underground parking and drop-off
access, with the remaining portions of the site to be developed as multi-unit residential by
Wesgroup, in the future.
There would be shared access off of the lane via Rousseau Street for both the school and
residential uses to separate underground parking. A pedestrian greenway link would be
provided between the school and residential buildings to provide a connection between
Braid Street to the lane and other properties within the Rousseau Triangle.
At full build-out, the School would be able to accommodate 450 students from Junior
Kindergarten to Grade 12. The building would accommodate administrative offices,
gymnasium, multi-purpose performing arts space, art gallery, common learning spaces,
Kindergarten and Pre-Kindergarten learning spaces, elementary, middle, and senior
learning spaces, defined entry with drop-off and pick-up, and outdoor play areas.
Outdoor play areas would be provided on the rooftop and the terraces throughout the
school. Should the applicants be successful in this OCP amendment and Rezoning
Application, the Urban Academy School would then be relocated to the current property
once construction of the school has been completed.
As outlined in the attached Pre-Application Letter (see Appendix 2), the applicant has
indicated that there is opportunity in the proposed school design to offer community use
of the gymnasium, theatre space, meeting space for community groups and daycare spots
for school-aged children. Staff will work with the applicant in closely examining which
opportunities would best serve the surrounding community.
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The balance of the property is proposed for residential development consisting of market
condo multi-unit housing with ground-oriented townhomes and apartment units. There
would be private usable open space for each unit on the lower floor (garden suites and
two or three-level townhomes) and a there would be a range of unit types and sizes
provided on the upper floors of the residential building.
The townhouses would be organized around an inner courtyard providing both private
and communal landscaped open space. For the proposed concrete buildings, the
preliminary concept drawings indicate that some rooftops can be designed to be
accessible, shared/communal, and also meet usable open space requirements.
4. DISCUSSION
4.1 Preliminary Development Statistics
Urban Academy
School

Residential

Lot Area:
Lot Dimensions:
Gross Floor Area

Floor Space Ratio
(to overall site)
Approximate Max.
Height

5,570 sq.m. (60,000
sq.ft.)

Tower:
12,700 sq.m.
(137,000 sq.ft.)

0.80

20 Townhomes
5,300 sq.m.
(58,000 sq.ft.)
2.6

4-6 Storeys

20 Storeys

Total
6,957 sq.m.
(74,880 sq.ft.)
69 m. (226.28 ft.) x 100
m. (330.61 ft.)
23,570 sq.m.
(255,000 sq.ft.)

3.4

4.1 Preliminary Urban Design Concept
The applicant has provided preliminary renderings showing how they propose to locate
the school and future residential development on the property. Their concept includes
locating the Urban Academy school on the west side of the property at the corner of
Rousseau Street and Braid Street. The four to six storey school building would act as a
transition between the proposed residential buildings on the site and the existing single detached residential properties located along Rousseau Street to the west and the south.
The Residential Tower and Townhouses would be located further into the site away from
Rousseau Street. The higher massing elements of the residential buildings are intended to
respond to the adjacent proposed development of Sapperton Green. The tower would be
flanked by a podium and townhouses to respond to the proposed school and the adjacent
commercial/industrial uses to the east and south of the property.
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The proposed design includes street-fronting city homes in the podium along Braid Street,
and, three-storey townhomes around the perimeter of the courtyard. Appropriate setbacks
would be provided for the street-fronting townhomes to allow for unit entries and
landscaped private patios in order to contribute to an activated and a pedestrian friendly
streetscape along Braid Street. Setbacks would be provided for the courtyard-oriented
townhomes in order to allow for a pedestrian pathway access off the lane via private open
space to individual unit entries.
Staff will work the proponents in regards to the streetscape along Braid Street and
Rousseau Street. Some initial considerations include the provision of a double -row of
trees and extra wide sidewalks with careful attention provided through the Development
Permit process to ensure that the massing of buildings creates a good pedestrian scale
along both property frontages.
4.1 Parking and Traffic
Parking and Traffic are two important considerations, especially within Sapperton given
the community concerns around parking supply and regional traffic congestion. The
proponents have indicated that they have engaged traffic and parking consultants to
undertake an analysis of their proposal. The conceptual plans indicate that all parking
requirements will be met on-site for the proposed school and residential uses as well as
space for drop-off and pick-up of students.
Further detail of this analysis will be provided as this proposal moves forward.
5. PROCESS
5.1 Public Engagement
The proponents will be retaining Rockandel & Associates to develop a Consultation Plan
and to undertake all public engagement for this project. As indicated by the proponent in
the attached Pre-Application Letter (see Appendix 2), “a similar consultation package
and process will be completed to the one recently undertaken in the Brewery District
development. They also provide a professional facilitator to ensure a thorough and
objective discussion is held with neighbours, community members, residents’ associations
and businesses. The consultation will inform the application as we progress and address
the questions that arise.”
Further details on the proposed consultation plan/strategy will be provided by the
proponents as part of the formal application submission.
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5.2 Next Steps
The next steps in the application review process are:
1. LUPC recommendation related to of the OCP Amendment and Rezoning
Application referred to Council
2. Formal Application submission, including submission of Design Guidelines and
Transportation Analysis.
3. Section 879 and 881 Report to Council for OCP Consultation with external
stakeholders.
4. Public Consultation as per applicants Consultation Plan, including consulting with
the McBride-Sapperton Residents’ Association.
5. Presentation of Design Guidelines to the New Westminster Design Panel
6. Presentation of OCP Amendment and Rezoning Application to the Advisory
Planning Commission.
7. Report to LUPC in regards to process update and proposed OCP Amendment and
Rezoning Bylaw Amendment Bylaws.
8. Formal consideration of 1 st and 2 nd Reading of OCP Amendment and Rezoning
Application by Council.
9. Public Hearing.
10. Formal consideration of third Reading of OCP Amendment and Rezoning
Application by Council.
11. Final Consideration of OCP Amendment and Rezoning Application by Council.
6. OPTIONS
There are three options for the Committee’s consideration, they are:
1.

That the Land Use and Planning Committee recommend that Council direct staff to
process the applications for the subject property located at 100 Braid Street based
on the process outlined in this report.

2.

That the Land Use and Planning Committee recommend that Council direct staff
not to process the OCP amendment and Rezoning Application for 100 Braid
Street.

3.

That the Land Use and Planning Committee request staff to continue to work with
the proponents and bring the proposal back to the Land Use and Planning
Committee for further discussion prior to submitting formal applications.

Staff recommends Option 1.
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Attachment 1
Location Map – 100 Braid Street

City of New Westminster

1: 3,000
0.2
NAD_1983_UTM_Zone_10N
CNW GIS Services

0

0.08

0.2 Kilometers

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

Attachment 2
Pre-application Cover Letter submitted by
Urban Academy

Attachment 3
Preliminary Drawing Submission for OCP
Amendment and Rezoning

100 BRAID STREET
REZONING PRE-APPLICATION
11 JANUARY 2016

100 BRAID STREET
FRONTAGE ON BRAID STREET OF SCHOOL & RESIDENTIAL, LOOKING EAST

SECTION THROUGH BRAID STREET AT SIX STOREY RESIDENTIAL PODIUM
Preliminary notional dimensions are shown. All setbacks, boulevard, sidewalk, and
road widths are to be confirmed once a survey is finalized.

17

AERIAL VIEW OF RESIDENTIAL COURTYARD FROM NORTH-WEST &
INTERNAL GREENWAY LANE

SECTION THROUGH RESIDENTIAL COURTYARD & GREENWAY

100 BRAID STREET
VIEW OF TOWNHOUSE ENTRIES OFF FUTURE LANE

SECTION THROUGH FUTURE LANE
Preliminary notional dimensions are shown. All setbacks, boulevard, sidewalk, and
road widths are to be confirmed once a survey is finalized.

19

100 BRAID STREET

Conceptual rendering of project
21

LUPC
JAN 11 2016
RE: Item 5

Urban Academy Proposal – 100 Braid St.
Proposed OCP Amendment and Rezoning

Land Use and Planning Committee
Presentation
January 11, 2016
Bev Grieve and Rupinder Basi
Development Services

Existing Zoning

 Light Industrial District
(M-1)

Existing OCP
Designation

 (MU) Mixed Use*
*as per Brunette Creek
Neighbourhood Plan

URBAN ACADEMY

Subject Site – 100 Braid Street

Official Community Plan
Existing

Proposed

(MU) Mixed Use

New Mixed Use Designation that
(non-population dependent office
allows for multi-unit residential and
uses, medical office uses, light industrial school
land uses, fitness and recreation, and
innovative housing types such as
work/live or live/work units)

Zoning
Existing
 Light Industrial Districts (M-1)

Proposed
Comprehensive Development
Districts (CD)

URBAN ACADEMY

Proposed OCP Amendment and
Rezoning

URBAN ACADEMY

Preliminary Project Concept

Urban Academy
School
Lot Area:
Lot Dimensions:
GFA

5,570 sq.m.
(60,000 sq.ft.)

Residential

Total

6,957 sq.m.
(74,880 sq.ft.)
69.6 m x 100 m
(226.28 ft. x 330.61 ft.)
23,570 sq.m.
Tower:
12,700 sq.m. (137,000 (255,000 sq.ft.)
sq.ft.)

20 Townhomes

FSR (to overall
site)
Max. Height
(Approx.)

0.80

5,300 sq.m. (58,000
sq.ft.)
2.6

4‐6 Storeys

20 Storeys

3.4

URBAN ACADEMY

Preliminary Project Statistics



Brunette Creek Neighbourhood Plan
 Property is within the boundaries of the Brunette Creek Neighbourhood Plan
(adopted on Nov. 25, 2002)
 The existing OCP designation for the property is based on the MU Designation
outlined within this Neighbourhood Plan.



Family-Friendly Housing Bylaw No. 7714, 2015)
 Multi-unit apartment buildings (strata) are required to have a minimum of 30%
two-bedroom and three bedroom dwelling units, of which 10% of the total
dwelling units shall have three bedrooms or more.
 Bylaw requirements to be met through proposed design which includes
apartment units as well as ground-oriented townhomes



Economic Health Care Cluster
 The project supports the City’s EHCC initiative to build on and support the
existing and new investment in the Royal Columbian Hospital
 Residential opportunities within close proximity to the hospital and transit
 New private school to service the community
 Daycare (for school –aged children)
 Options for the community-use of facilities such as gymnasium, theatre,
and meeting rooms as part of proposed design.

URBAN ACADEMY

Key Policy Considerations & City
Initiatives

Consideration

Proposal Response

Urban Design and Streetscape (Braid
St. & Rousseau St.)



Parking and Traffic







Community Engagement





Preliminary concept drawings
provided
UA and Wesgroup to work with Staff
on the development of design
guidelines for the project (to be
included into proposed CD Zone)
Detailed Transportation Analysis to
be provided by applicant as part of
formal application submission
Proposal shows all off-street parking
and drop-off/pick-up (for school) to
be provided on-site.
UA to retain a Rockandel &
Associates to develop a
comprehensive consultation plan for
project (similar to Brewery District)
Details on plan to be provided as
part of formal application
submission

URBAN ACADEMY

Key Consideration Matrix
(Preliminary)

1. LUPC recommendation related to of the OCP Amendment and Rezoning
Application referred to Council
2. Formal Application submission, including submission of Design Guidelines
and Transportation Analysis.
3. Section 879 and 881 Report to Council for OCP Consultation with
external stakeholders.
4. Public Consultation as per applicants Consultation Plan, including consulting
with the McBride-Sapperton Residents’ Association.
5. Presentation of Design Guidelines to the New Westminster Design Panel
6. Presentation of OCP Amendment and Rezoning Application to the Advisory
Planning Commission.
7. Report to LUPC in regards to process update and proposed OCP
Amendment and Rezoning Bylaw Amendment Bylaws.
8. Formal consideration of 1st and 2nd Reading of OCP Amendment and
Rezoning Application by Council.
9. Public Hearing.
10. Formal consideration of third Reading of OCP Amendment and
Rezoning Application by Council.
11. Final Consideration of OCP Amendment and Rezoning Application by
Council.

URBAN ACADEMY

Proposed Development Review
Process – Next Steps

There are three options for the Committee’s consideration, they are:
1. That the Land Use and Planning Committee recommend that Council direct
staff to process the applications for the subject property located at 100 Braid
Street based on the process outlined in this report.
2. That the Land Use and Planning Committee recommend that Council direct
staff not to process the OCP amendment and Rezoning Application for 100
Braid Street.
3. That the Land Use and Planning Committee request staff to continue to work
with the proponents and bring the proposal back to the Land Use and
Planning Committee for further discussion prior to submitting formal
applications.
Staff recommends Option 1.

URBAN ACADEMY

Recommendation

TOPICS OF DISCUSSION
•

Reflections on what we have learned

•

Finding a New Location

•

Approaching a Development Partner

•

Schedule and Urgency

•

Development Plans, Stats & Massing

•

Urban Academy School – Play Space + Programming

•

Urban School Examples

•

Public Engagement

•

Creating a Public Amenity – Community Space

•

Questions/Feedback

REFLECTIONS ON WHAT WE HAVE LEARNED
•

Consideration of a new location

•

The benefits of a purpose-built school

•

The value that UA and a partner can bring to a community

•

The benefits of a partnership for the school, the local
neighbourhood and the City of New Westminster

•

The need for clarity and direction early in the process

The Project at Braid Street
• Urban Academy would develop approximately one-third
of the site for a school
• Wesgroup would acquire the density necessary for a
successful development at a later date
• The two parties would share underground parking
development and access
• The result would be an excellent start to the
development of the Rousseau Triangle, a new urban
school in New Westminster, community amenities and a
residential development of quality for New West families

SCHEDULE & URGENCY
•

UA is acquiring the Braid St. site, in partnership with
Wesgroup, to allow the school’s application to go forward

•

Upon subdivision, UA will own approximately 25,000 sq. ft.
and Wesgroup, 50,000 sq. ft. of land

•

Land Subject Removal Date: May 22nd, 2016
•

If the approvals process cannot provide the necessary components
for a successful re-zoning, Wesgroup will dissolve the partnership

Urban Academy’s only option then is to pursue the 101 Third St.

application

DEVELOPMENT PLANS, STATS & MASSING

URBAN ACADEMY AT BRAID STREET
• Approximately 5,500 sq.m. (60,000 SF +/-) area in
a 4-5 storey building
• A strategic goal of 0 stude ts (+/-) - Junior
Kindergarten to Grade 12 at final build-out.
• Buildi g to acco
odate the followi g
conceptual program and spaces: administration;
gymnasium; multi-purpose performing arts
space; common learning spaces; K & pre-K
learning spaces; elementary learning spaces;
middle learning spaces; senior learning spaces;
defined entry w/ drop-off; parking and loading;
and outdoor play area(s) (rooftop and/or at
ground level).
• Access to ajorit of drop-off and parking to be
accommodated within Urban Academy parcel.

ARCHITECTURAL DIRECTION FOR THE SCHOOL
Supporting young learners
- Flexible learning spaces that can
be adjusted and used for more
than one purpose
- Conducive to inquiry based
learning, cross-curricular and
cross-grade teaching opportunities

BURNABY CENTRAL

21ST CENTURY LEARNING

CROFTON SCHOOL

SUNNYSIDE SCHOOL

URBAN SCHOOLS IN BC
International Village School
55 Expo Blvd
- Corner of Abbot Street and Expo Blvd
- School integrated into mixed-use
residential development
- 500 K - Grade 7 students
- Play space contained within the school
including a landscaped rooftop deck
- Before and After School Care
- Community use of some school
facilities
-

No parking on-site

URBAN SCHOOLS IN BC
Stratford Hall
3000 Commercial Drive
- Adjacent to the Broadway Skytrain
Station
- 516 students K – Grade 12
- Tight urban footprint with fewer
site options than 100 Braid Street
- A vibrant, flexible, environmentally
responsible learning environment
- Play space contained within the
school including a rooftop deck
- Drop-off, bussing and transit users
all accommodated at or near the site

URBAN ACADEMY – PLAY SPACE
- 4 decks /play spaces as part of
the school
- An additional full rooftop deck
for potential development
- Over 12,000 sq. feet of play
space in present concept plus
a full size gymnasium

URBAN ACADEMY MASSING

DEVELOPMENT PLANS, STATS & MASSING
• Appro i atel 18,000 sq.m. (195,000 SF +/-)
area in a 20 storey building
• 20 family sized ground-oriented townhomes
wrapping the base of the development site

RESIDENTIAL MASSING

CREATING A PUBLIC AMENITY – COMMUNITY SPACE
•

Urban Academy is the Community Amenity for
New Westminster

•

An MOU with the local community

•

Use of gymnasium space, meeting space for community
groups, use of the theatre and multi-purpose areas

•

Daycare spots for the local community for before and
after school care

SCHEDULE AND URGENCY
Land Subject Removal Date; May 22, 2016
•

If the approval process cannot provide the necessary
component for a successful re-zoning , the partnership
will be dissolved

•

The parties are seeking clarity on the direction early in
the process

QUESTIONS/FEEDBACK

