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Notice is hereby given of the following meeting:

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
February 4, 2019 at 12:00 p.m.
Committee Room 2, City Hall

AGENDA
ADDITIONS / DELETIONS TO THE AGENDA
MOTION to amend/approve the Land Use and Planning Committee agenda.
ADOPTION OF MINUTES
1.

Adoption of the Minutes of January 14, 2019 LUPC Meeting

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4. 65 First Street: Strata Wind-up and Development Considerations
5. 230 Keary Street (Building 8), 268 Nelson's Court (Building 7), and 228 Nelson's
Crescent (Building 5): Brewery District Zoning Amendment
CONSENT AGENDA
6. 1002-1004 and 1006-1008 Third Avenue: Heritage Revitalization Agreement Preliminary Report
DIRECTOR’S / MANAGER’S REPORT (Oral Report)
7.

No Items

NEW BUSINESS
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8.

No Items

CORRESPONDENCE
9.

No Items

NEXT MEETING
Monday, March 11, 2019
ADJOURNMENT

Doc #1322944

Land Use and Planning Co mmittee Agenda
February 4, 2019 Meeting

Page 2
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LUPC Item 1a

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
January 14, 2019 at 12:00 p.m.
Committee Room 2, City Hall

MINUTES
PRESENT:
Mayor Jonathan Cote
Councilor Chuck Puchmayr
Councillor Mary Trentadue
GUESTS:
Mr. Adel Bellemlih
Mr. Jim Huffman

- Founder and Managing Director
Redic Developments
- Senior Design Director, Principal, B+H Architects

STAFF:
Ms. Emilie Adin
Ms. Jackie Teed
Mr. Rupinder Basi
Ms. Christine Edward
Mr. Hardev Gill
Ms. Britney Quail
Mr. Mike Watson
Ms. Carilyn Cook

- Director of Development Services
- Manager of Planning
- Senior Planner
- Transportation Analyst
- Planning Technician
- Heritage Planner
- Planner
- Committee Clerk

The meeting was called to order at 12:01 p.m.
ADDITIONS / DELETIONS TO THE AGENDA
MOVED and SECONDED
THAT the January 14, 2019 Land Use and Planning Committee agenda be adopted.
CARRIED.
All members of the Committee present voted in favour of the motion.
Procedural note: Reports for Action Item 4 – 51 Elliot Street Preliminary Application
Review will be addressed last, at which time Mayor Cote will recuse himself from the
ensuing discussion as he resides adjacent to the prospective development site.
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ADOPTION OF MINUTES
1.

Adoption of the Minutes of December 3, 2018 LUPC Meeting
MOVED AND SECONDED
THAT the December 3, 2018 Land Use and Planning Committee meeting minutes
be adopted as circulated.
CARRIED.
All members of the Committee present voted in favour of the motion.

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

51 Elliot Street: Preliminary Application Review for Residential High Rise,
Non-Market Housing and Not-for-Profit Child Care - Preliminary Report
Mr. Watson provided a brief presentation with respect to the staff report dated
January 14, 2019.
Discussion ensued, and the Committee provided the following comments:
• Concern was expressed over the massing, and the enquiry was made as to
whether some floors can be narrower and/or smaller than currently proposed.
• A member expressed concern that the proposed non-market housing and not-for
profit child care were not adequate considerations for the building size and
density proposed.
• The impact on surrounding residences must be considered;
• A member does not support the 35 stories but does support increased density;
• More information is required on the proposed non-market units;
• Separate entrance and amenity for non-market units was not supported by one
member;
• A fulsome shadow study should be completed and more information on the
floor plate would be appreciated;
• Additional information is requested about the separate entrance and amenity
area for the non-market rental portion of the proposal as a member is currently
not supportive of it; and,
• The childcare aspect is appreciated; however, out-of-school care should be
considered given the proximity to schools.
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MOVED and SECONDED
THAT the Land Use and Planning Committee endorse the recommendations
summarized in the Feedback section (Section 9) of this report and instruct staff to
include that and other feedback from LUPC in the pre-application letter to the
applicant.
CARRIED.
All members of the Committee present voted in favour of the motion.
5.

530 Columbia Street (Columbia Theatre): Heritage Revitalization Agreement
for Hotel and Residential Tower - Preliminary Application Review
Mike Watson, Planner, and Britney Quail, Heritage Planner, provided a short
presentation and summarization of the January 14, 2019 staff report.
Mr. Adel Bellemlih of Redic Developments (RD) shared that they are excited to be
working on this unique and important project that will offer many benefits to the
community. Mr. Bellemlih assured Committee members that they will continue to
work collaboratively with the City to see that key objectives for the community are
realized, noting that RD would be conducting a feasibility study and that they are
committed to substantially preserving the theatre aspect of the development.
In response to questions from the Committee, Mr. Bellemlih provided the
following comments:
• The comedy club area on the interior would likely be demolished and may be
used for elevator space, etc., as there are no heritage features to that part of the
structure; however, it is expected that a substantial portion of the building
would be maintained and restored;
• Approximately 150 residential units would be provided, with approximately 80
parking spaces . At this time it is proposed these spaces would be accessed off
Front Street; and,
• It is anticipated that storefronts could be incorporated on Front Street, though
this may further reduce parking spaces.
In response to questions from the Committee, staff provided the following
comments:
• The developer would be utilizing existing onsite entitlements and requesting
additional entitlements through a Heritage Revitalization Agreement, in
exchange for full restoration of the building and the hotel uses on site;
• The site has not participated in the Heritage (Density) Transfer Program; and,
• Should the applicant make a formal development application, staff could report
back on the height and density specifications that may have been available for
the site if it were applicable for the Heritage Density Transfer Program.
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Further discussion ensued, and the Committee provided the following comments:
• Support the use of the site as a hotel;
• Retail uses on Front Street should be considered rather than above grade
parking which does not lend itself to revitalizing the area;
• More information is required on the heritage revitalization aspect of the project;
• Reduced parking is supported; however, loading/service parking is essential;
• The proposal is exciting and a creative approach as proposed may be needed for
the Columbia Theatre to survive; and,
• More information is requested with respect to building atop and underneath an
existing structure, on such a small site, while maintaining and complementing
the existing heritage building.;
• The hotel component is important and a very positive aspect for the City;
• Density supported in principle as results in a similar size building as other
projects on Columbia, and as it supports restoration.
MOVED and SECONDED
THAT the Land Use and Planning Committee (LUPC) endorse the four
recommendations summarized in the Feedback section (Section 9) of this report
and instruct staff to include feedback from LUPC in the Pre-Application Review
Letter to the applicant.
CARRIED.
All members of the Committee present voted in favour of the motion.
Procedural note: Mayor Cote recused himself from meeting at 12:57 p.m.
6.

24 Ovens Avenue: Mixed Use Residential and Retail Development
- Preliminary Application Review
Rupinder Basi, Senior Planner, shared a short presentation outlining the January 14,
2019 staff report.
Jim Huffman, Senior Design Director and Principal at B+H Architects, provided an
on-table presentation that included two development options for Committee
members to consider.
In response to questions from the Committee, Mr. Huffman provided the following
comments:
• The high-rise option offers less units at the lower level thereby minimizing the
number of residences directly in view of the substation across the street; and,
• While not discussed in detail, it is anticipated that the development could house
students and/or hospital workers, etc.
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In response to questions from the Committee, staff provided the following
comments:
• The Inclusionary Zoning Policy would be applied to this project and require that
7.5 to 10 percent of the units be affordable;
• The percentage of affordable units would depend on the level of units being
owned and with a minimum being operated by a non-profit organization which
would be selected through a city request for proposal (RFP) process; and,
• Unit size will be in compliance with the City’s Family Friendly Housing Policy.
Further discussion ensued, and the Committee provided the following comments:
• Affordability should not mean small and uncomfortable, and units should be a
reasonable size;
• One member preferred the design element of the high-rise option for urban
design reasons, while another member favoured the mid-rise structure which
would not require amending the recently adopted Official Community Plan
(OCP) and involve significant rationale for doing so;
• Incorporation of rental townhomes at the bottom level should be considered and
could be included in an OCP amendment if one was required;
• This is an important location for rental units;
• The City needs to ensure that we do not “box” ourselves in to what the amenity
contribution should be, as this particular location is one of the few where we do
not have a lot of built in density already granted to the site; and,
• A member stated that it would be acceptable to amend the OCP for the project,
noting that a higher tower would not necessarily affect the surrounding area.
MOVED and SECONDED
THAT Land Use and Planning Committee endorse the recommendations
summarized in the Feedback section (Section 8) of this report and instruct staff to
include feedback from LUPC in the Pre-application letter to the applicant.
CARRIED.
All members of the Committee present voted in favour of the motion.
7.

1135 Salter Street: Potential Consideration of Official Community Plan
Amendment
Emilie Adin, Director of Development Services, summarized January 14, 2019
staff report.
Discussion ensued, and the Committee provided the following comments:
• Council should be brought discussion
Queensborough Community Plan;

regarding

future

update

to
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• The amendment is pretty low density and the extra greenspace is valuable for
the community; and
• More medium land use density may be an issue
• As is a fairly minor request, this is something that could be considered.
MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that Council give
consideration:
1. To support further consideration of the proposed OCP amendment application.
2. To amend the QCP RL (Residential – Low Density) Designation to provide
more clarity, based on the original intention of the plan.
3. To support an update/refresh of the QCP in the Planning Workplan in 2021.
CARRIED.
All members of the Committee present voted in favour of the motion.
CONSENT AGENDA
8.

No Items

DIRECTOR’S / MANAGER’S REPORT (Oral Report)
9.

No Items

NEW BUSINESS
10. No Items
CORRESPONDENCE
11. No Items
NEXT MEETING
Monday, February 4, 2019
ADJOURNMENT
ON MOTION, the meeting was adjourned at 1:07 p.m.

MAYOR JONATHAN COTE
CHAIR

CARILYN COOK
COMMITTEE CLERK
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LUPC Item 4

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

2/4/2019

From:

Emilie K Adin, MCIP
Director of Development Services

File:

PAR01335

Item #:

5/2019

Subject:

65 First Street: Strata Wind-up and Development Considerations

RECOMMENDATION
THAT the LUPC support further consideration of the proposed additional density,
within the height limit of 24 storeys.

1. PURPOSE
The purpose of this memo is to elicit initial LUPC feedback on a request for consideration of
additional density with respect to a potential development application involving the wind-up
of a 61 unit strata building at 65 First Street.
2. REVIEW PROCESS
This is part of a new two-stage preliminary application review (PAR) process being
implemented by the Director, to be utilized in exceptional circumstances only, and at the
Director’s full discretion.
Stage One:

PAR application form is submitted with full fee payment
Director’s memo to LUPC, with simple land use question, prior to fulsome

staff review.
Stage Two:

Completion of PAR application with all required drawings, submissions
Application is circulated inter-departmentally to all development review staff
Typical PAR process proceeds (including staff report to LUPC).

City of New Westminster

February 4, 2019
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3. BACKGROUND
The subject property is zoned Multiple Unit Residential Apartment (Low Rise) (RM-2) and
designated Residential – Tower Apartment in the Downtown Community Plan (DCP). The
purpose of this designation is:
 Targeted for residential;
 Intended for residential towers;
 Also may include mid-rise apartments, low-rise apartments, townhouses, stacked
townhouses, row houses;
 Community amenities such as churches, child care, libraries or community space;
 Small-scale, corner store type retail, restaurant, and service uses permitted.
The Density Bonus Phase Two Policy and Regulations support the consideration of a
residential high rise with a height of up to 24 storeys and a density of up to 4.0 FSR.
The subject site currently includes an existing 61 unit strata condo building developed in
1984.The strata corporation owning the site has entered into a purchase and sale agreement
with Anthem Properties. Anthem has an option in this agreement to allow them to complete
due diligence in regard to the viability of a development proposal. A letter of intent from
Anthem Properties is attached as Appendix A.
4. PROPOSAL
The applicant has requested early feedback from the LUPC regarding the potential for an
additional 1.05 FSR on the site (5.05 FSR total). The additional density is propose d on the
lower (south, adjacent to Albert Crescent Park) portion of this site in the form of a low rise
podium, and would not result in additional height or massing to the proposed tower, or
additional building massing at Agnes Street (north). The applicant’s initial architectural
exploration of massing is attached in Appendix B.
The applicant has proposed the inclusion of 60 secured rental units, a portion of which would
non-market housing, the final number of which would be confirmed through Stage two of the
PAR process, and would need to be consistent with the principles of the draft Inclusionary
Housing Policy.
The principles of the City’s tenant relocation policies and requirements would need to be
applied to strata owners and rental tenants within the building. The applicant has experience
in previous developments in other municipalities which include strata windups, as included
in the applicant’s letter of intent attached as Appendix A.

Agenda Item 5/2019

City of New Westminster

February 4, 2019
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Considerations in favour of the proposal
 Would be consistent with the Downtown Community Plan.
 Would not result in additional height or density of the tower portion of the proposal,
or the portion of the podium fronting Agnes Street.
 Would result in the provision of market and non-market rental units.
 Would provide an opportunity to activate the surrounding streets (Agnes, First and
Wellington Streets) with ground oriented housing and appropriate massing above.
 Would provide opportunities for the inclusion of additional ground oriented housing
which represents the “missing middle” housing type that is lacking in supply in the
region.
 Similar requests for additional density have been requested, and are under review and
consultation, within the downtown.
Considerations counter to the proposal
 Additional massing would need to be carefully considered and designed in relation to
surrounding land uses, including Albert Crescent Park.
 Additional density would need to be reviewed for transportation impacts and
integrated into the work being completed on the draft Downtown Transportation Plan,
which is currently underway.
 There is community sensitivity around increasing densities within the downtown.
5. NEXT STEPS
Should the Committee support the staff recommendation below, the applicant would submit
a Pre-Application with additional information for a more fulsome inter-departmental
preliminary review. These applications would be presented to the LUPC for further
consideration. All applications for rezoning are subject to Council consideration and
discretion.
6. OPTIONS
1. That the LUPC support further consideration of the proposed additional density,
within the height limit of 24 storeys.
2. That the LUPC provide staff with alternative feedback
Staff recommends Option 1.

Agenda Item 5/2019

City of New Westminster

February 4, 2019

ATTACHMENTS
Appendix A - Applicant's Letter of Intent
Appendix B - Architectural Exploration of Massing
This report has been prepared by:
Mike Watson, Planner
This report was reviewed by:
Jackie Teed, Manager of Planning

Emilie K Adin, MCIP
Director of Development Services

Agenda Item 5/2019
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Appendix A:
Applicant’s Letter of Intent
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Appendix B:
Architectural Exploration of Massing
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LUPC Item 5

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

2/4/2019

From:

Emilie K Adin, MCIP
Director of Development Services

File:

PAR01342

Item #:

6/2019

Subject:

230 Keary Street (Building 8), 268 Nelson's Court (Building 7), and 228
Nelson's Crescent (Building 5): Brewery District Zoning Amendment

RECOMMENDATION
THAT the LUPC support further consideration of the proposed Zoning Bylaw
amendment application
THAT the LUPC support staff’s recommendation to minimize any further broadening
of permitted commercial uses required in the future Building 8 site.

1. PURPOSE
The purpose of this memo is to elicit early LUPC feedback on a proposed Zoning Bylaw
Amendment to facilitate the conversion of 200,000 square feet of “health services” density
into “Omnibus zoning” density for Building 8 in exchange for conversion of Building 5 to a
100% secured market rental building for Building 5 (under construction and near
completion), and Building 7 (proposed 32 storey mixed use tower - currently under DP
review) into a 100% secured market rental building with 50,000 sq.ft. of health-related
commercial floor space being included in Building 7 as well.
2. BACKGROUND
The subject property is zoned Villages at Historic Sapperton Comprehensive Development
Districts (C-CD-3) and designated (BDMU) Brewery District Mixed Use and Health Care in
the Official Community Plan (OCP).
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The BDMU land use designation is defined in the OCP as:
(BDMU) Brewery District Mixed Use and Health Care - this area will
provide large mixed use sites which must include multiple unit residential,
retail and health care offices and facilitates and may include other business
and professional office uses.
The intent of the Villages at Historic Sapperton Comprehensive Development Districts
(C-CD-3) zoning is
to “regulate use, density, and building form of a nine-acre parcel to be developed as an
integrated, comprehensive mixed use site comprising residential, commercial, business, and
professional offices and health care services and offices”.
3. PROPOSAL
The proposed Zoning Bylaw Text Amendment would apply to Buildings 5, 7, and 8 (See
Appendix “A”). There would be no net increase in density on the site. Density would be
transferred from one land use category to another. In addition, all of the residential units
already approved as strata market condominium in Building 5 and those proposed in
Building 7 would instead be secured through a Housing Agreement as long-term rental, for
60 years or the life of the building.
The applicant is proposing to convert 18,581 sq.m. (200,000 sq.ft.) of Health Care density in
Building 8 to Omnibus zoning which would permit a broader range of land uses including
residential. As indicated by the applicant, this would allow for greater flexibility for this site
in order for them to react to the specific needs of the real estate market. In regard to health
care space, 9,290 sq.m. (100,000 sq.ft.) would still be restricted to health services use but the
definition of this use would be broadened in order to support market needs (i.e. different
types of professional offices or commercial uses). In exchange, 7,530 sq.m. (81,050 sq.ft.)
of market condominium residential space in the newly constructed Building 5 and 29,510
sq.m. (210,000 sq.ft.) of market condominium residential approved for Building 7 (under
existing zoning entitlements, design of project being reviewed as part of DP application)
would become new secured market residential housing for the city. The applicant has
provided a letter of intent which has been attached to this memo (see Appendix “B”) as well
as the following table which summaries their proposal:
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The above table depicts the main aspects of this proposal. Any other amendments to the
bylaw (i.e. broadening the definition of Health Services space) is subject to additional
discussion.
Considerations in favour of the proposal
 The proposal would result in an increase in secured market rental units within close
proximity to the rapid transit (Sapperton SkyTrain station) through the conversion of
floorspace already approved for strata residential under existing zoning.
 The proposal supports the City’s IDEA centre initiative in regard to providing
employment space and more affordable housing options for future residents and
employees of the Royal Columbian Hospital (RCH) of other area employers.
 The proposal would provide for a minimum of 13,935 sq.m. (150,000 sq.ft.) of health
services space within Buildings 7 and Building 8.
 There would be no net increase in the overall density approved on the Brewery
District site as the applicants are proposing to convert square footage from one use to
another as well as to secure the tenure of housing from strata market to secured
market rental within Buildings 5 and 7.
 The Omnibus zoning would still provide for a range of uses that would provide other
amenities for area residents, employees, and patients.
Considerations counter to the proposal
 The proposal would allow approximately 18,581 sq.m. (200,000 sq.ft.) of commerc ial
space to be used as omnibus zoning with a broad range of permitted uses, including
residential. A copy of the C-CD-3 Zoning has been attached to this memo, see
Appendix “C”. This could result in a potential loss of office space, particularly
Health Services space, available on the site in close proximity to the Royal Columbian
Hospital.
 The potential reduction in the amount of Health Services floor space available within
the area, which has been identified as a priority for the IDEA Centre roadmap.
4. NEXT STEPS
Should the Committee support the staff recommendations above, or provide other feedback
to staff that supports further consideration of a Zoning Bylaw Text amendment for this site, a
full development application review would follow, including: Zoning Bylaw Text
Amendment, Housing Agreement(s) and DP amendments (as required, for Building 5 and
Building 7).
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5. OPTIONS
1. That the LUPC support further consideration of the proposed Zoning Bylaw
amendment application
2. That the LUPC support staff’s recommendation to minimize any further broadening of
permitted commercial uses required in the future Building 8 site.
3. That the LUPC provide staff with alternative feedback.
Staff recommends Options 1 and 2.

ATTACHMENTS
Appendix A: Location Map
Appendix B: Letter of Intent from Wesgroup
Appendix C: Existing C-CD-3 Zoning for Brewery District

This report has been prepared by:
Rupinder Basi, Senior Planner
This report was reviewed by:
Jackie Teed, Manager of Planning

Emilie K Adin, MCIP
Director of Development Services
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Appendix A
Location Map
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Building 8 Site
230 Keary St.

Building 7 Site
268 Nelson’s Crt.

Building 5 Site
228 Nelson’s Cres.
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Appendix B
Letter of Intent from Wesgroup
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500

581.

C-CD-3

VILLAGE AT HISTORIC SAPPERTON COMPREHENSIVE
DEVELOPMENT DISTRICTS (C- CD - 3)
(BYLAW 7145, 2007)

Intent
581.1

To regulate use, density and building form of a nine-acre parcel to be developed as an
integrated, comprehensive mixed use site comprising residential, commercial, business and
professional offices and health care services and offices.

Permitted Uses
581.2

This C-CD-3 District is divided into eight sub-districts delineated, dimensioned and
identified by sub-district number on the Plan annexed to this Bylaw marked "Village at
Historic Sapperton Sub-Districts".
Subject to S. 581.7 the following uses and no others shall be permitted in a sub-district as set
out below:
Sub-districts 1(a) and 1(b) (Health Services):
x animal hospital;
x bank;
x business and professional offices;
x cafe and restaurant excluding drive-in restaurants and drive through
restaurants;
(BYLAW 7478, 2011)
x child care;
x child welfare facility;
x commercial school;
(BYLAW 7841, 2016)
x conference hotel;
x drug store;
x educational and philanthropic institutions;
x fitness and exercise centre;
x group living facility;
x health care office;
x hospital;
x medical and health care clinic;
x mental health facility;
x microbrewery, winery and distillery;
(BYLAW 7841, 2016)
x personal service establishments;
x private hospital;
x retail store;
x school; and
x veterinary clinic.
Sub-districts 2(a) and 2(b) (Pedestrian Oriented Mixed Use):
x animal grooming;
x animal hospital;
x apartment building;
x bank;

2016 07 04
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x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x

business and professional offices;
cafe and restaurant excluding drive-in restaurants and drive through
restaurants;
(BYLAW 7478, 2011)
child care in accordance with S. 170.13
community care facility;
congregate housing;
continuing care;
deleted
(BYLAW 7841, 2016)
detached row house or townhouse;
drugstore;
educational and philanthropic institution;
elderly citizens' home;
fitness and exercise centre;
group living facility;
health care office;
home based business;
hospital;
hotel;
live-work units;
low rise apartment;
medical and health care clinic;
neighbourhood pub;
personal service establishments;
retail liquor store;
private hospital;
retail store;
row house;
student dormitory;
townhouse;
veterinary clinic; and
video store.

Sub-Districts 3(a), 3(b) and 3(c) (High Density Residential and Retail):
x apartment building;
x bank;
x business and professional office;
x cafe and restaurant excluding drive ins;
x child care in accordance with S. 170.13
x community care facility;
x congregate housing;
x continuing care;
x drugstore;
x elderly citizens I home,'
x fitness and exercise centres;
x group living facility;
2016 07 04
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x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x

health care office;
high rise apartment;
home based business;
hospital;
live/work units;
low rise apartment;
medical and health-care clinic;
multiple dwelling;
personal service establishments;
private hospital;
retail store;
row house;
student dormitory;
townhouse;
veterinary clinic; and
video store.

Sub-District 4 (Omnibus Uses):
All uses permitted in all sub-districts in this C-CD-3 Zone District, except for cottage
breweries, neighbourhood pub, and retail liquor store.
Height
581.3

2016 07 04

The maximum height and site coverage of all buildings and structures in each sub-district
shall not exceed the height and site coverage set out below.
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Sub- District

Overall
Height

Podium
Height

Sub-districts 1(a) (Health Services)

195 ft

90%

Sub-districts 1(b) (Health Services)

125 ft

90%

Sub-districts 2(a) and 2(b) (Pedestrian
Oriented Mixed-Use)

65 ft

70%

Sub-districts 3(a) (High Density Residential
and Retail)

245 ft

Sub-districts 3(b) (High Density Residential
and Retail)

180 ft

45%

Sub-districts 3(c) (High Density Residential
and Retail)

157 ft

45%

Sub-districts 4 (Omnibus Use)

320 ft

67 ft

87 ft

Site
Coverage

45%

45%
(BYLAW 7841, 2016)

Density
The Maximum Buildable Area in each sub-district shall not exceed the area in square
feet set out below:

581.4

Maximum Floor Space
Area

Sub- District
Sub-districts 1(a) (Health Services)

300,000 square feet

Sub-districts 1(b) (Health Services)

206,500 square feet

Sub-districts 2(a) (Pedestrian Oriented Mixed-Use)

100,000 square feet

Sub-districts 2(b) (Pedestrian Oriented Mixed-Use)

43,600 square feet

Sub-districts 3(a) (High Density Residential and Retail)

208,090 square feet

Sub-districts 3(b) (High Density Residential and Retail)

165,050 square feet

Sub-districts 3(c) (High Density Residential and Retail)

99,336 square feet

Sub-districts 4 (Omnibus Use)

260,000 square feet

(BYLAW 7447, 2010; 7457, 2011; 7841, 2016)
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Transfer Density
581.4

Deleted

(BYLAW 7841, 2016)

Maximum Tower Floor Plate

(BYLAW 7841, 2016)

581.5

The maximum tower floor plate size of a principal building in the following sub-districts shall not
exceed the floor plate sizes set out below. This does not apply to the podium levels of a building.

Sub- District

Maximum Tower Floor Plate

Up to Maximum Height

Sub-districts 3(a)

7,600 square feet

245 ft

Sub-districts 3(b)

9,800 square feet

180 ft

Sub-districts 3(c)

7,600 square feet

157 ft

Sub-districts 4

7,600 square feet

320 ft

Off-Street Parking
581. 6

Despite Section 150.2 of the bylaw, when the Maximum Buildable Area for all sub-districts
has been developed, the minimum number of off-street parking spaces provided on site must
be 1650, all of which spaces must comply with Sections 152.32 to and including Section
150.41 and Sections 150.44 to and including S. 150.65.

Siting of Uses and Restrictions on Density of Uses in Sub-Districts
581.7

a) in Sub-Districts l(a) and l(b), no "conference hotel" shall exceed a floor area of
112,000 Sq. feet;
b) in Sub-District 1(a), "business and professional offices" that are not "health
care office" or "medical and health-care clinic" as defined S. 581.9 shall not
exceed 25% of the Maximum Buildable Area in the Sub-District.
(BYLAW 7447, 2010)
c) in Sub-Districts 2(a) and 2(b) no uses except commercial uses shall be permitted
at grade level; and
d) in all sub-districts, retail store use must have a minimum of 50% of total floor
area at grade level, and may have a balance of any floor area sited on the second
storey.
e) (deleted)

2016 07 04
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f) in Sub-Districts 1(a) and 1(b), the manufacturing area for a “microbrewery, winery,
and distillery” shall not exceed 20,000 square feet and shall only be permitted at
grade level.
(BYLAW 7841, 2016)
g) In Sub-Districts 1(a), 1(b), 3(a) and 4, a minimum of 65,000 square feet of buildable
area shall be provided for “health care office” and/or “medical and health-care
clinic”. This requirement can be fulfilled either within one Sub-district or a
combination of the aforementioned Sub-Districts.
(BYLAW 7841, 2016)
Subdivision
581.8

a) Lands within Sub-Districts l(a), 1(b), 2(a), 2(b) and 4 may only be subdivided
into parcels having the dimensions, shape, configuration, location and area of
Sub-Districts l(a), l(b), 2(a), 2(b) and 4; and
b) Lands in Sub-Districts 3(a), 3(b) and 3(c) may be subdivided into no more than 3
parcels provided that no parcel shall have an area less than 30,000 sq.ft.
Definitions

581.9

For the purposes of this C-CD-3 Zone:
"commercial school" for the purpose of this Zone District, and despite S. 120, means the
use of a building, for the training and or instruction of students in digital media arts,
business and administration, including business management, accounting and
bookkeeping, legal, medical office, business administration, accounting and
bookkeeping, sales and marketing, computer programming, and similar office and
business use functions. A Commercial School also includes Self-Improvement School
but does not include language instruction;
(BYLAW 7841, 2016)
"commercial use" means bank, business and professional offices, retail store, personal
service establishments, veterinary clinic and video store;
"conference hotel" means a hotel as defined in S. 120.92, and having both meeting
rooms and conference facilities, where the latter comprises a minimum of20% of the
floor area of the hotel;
"Maximum Buildable Area" means the sum of the horizontal/cross sectional area of all
buildings in a sub-district measured from the exterior face of exterior walls at all floor
levels of the buildings, except the following shall not be included:

2016 07 04

a)

The floor space located below the height datum or the natural grade of the site
used for automobile parking, vehicular access, maneuvering aisles, elevators or
stairs;

b)

The floor space located above the height datum or the natural grade of the site
used for required automobile parking, vehicular access, maneuvering aisles, and
elevator or stairs providing access exclusively thereto;

c)

The floor space of all portions of cellars or basements located below the height
datum or the natural grade of the site to be used for storage lockers, laundry
rooms, or containment of garbage in a purpose designed multiple dwelling;
New Westminster Zoning Bylaw
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C-CD-3

d)

The floor space of all areas below datum or the natural grade of the site used for
mechanical, heating, ventilating, or air conditioning equipment;

e)

The floor space of those portions of a building or buildings above the height
datum used for mechanical purposes including elevator penthouses, but not to
exceed an area equal to ten percent (l 0%) of the site coverage;

f)

The total horizontal area of roof gardens, unenclosed balconies, porches,
sundecks, patios, cantilevered canopies, and other similar appurtenances which
are not enclosed by walls;

g)

The net floor area of those portions of purpose-designed multiple dwellings used
exclusively for recreational purposes up to but not exceeding five percent (5%)
of the permitted gross floor area for the site. The exemption for recreational
purposes includes the areas of an entrance lobby to a purpose-designed
apartment building, which are set aside specifically for meeting, reading,
relaxing and waiting purposes and whose continuing area and function is
guaranteed to the City through a covenant upon the title of the property.

"grade level" means the storey in a building that is closest to the ground;
"health care office" includes medical clinic and professional and service offices of health
care professionals and service providers, and without limitation includes, offices of
psychologists, physiotherapists, chiropractors, acupuncturists, herbalists, counselors,
massage therapists, massage providers, medical laboratories, and the sale, fitting and
supply of custom prosthetic devices, but does not include masseur or masseuse;
"medical and health-care clinic" includes a medical diagnostic and treatment facility for
the diagnosis, treatment, care and rehabilitation of addiction, injury, disease and mental
illness, and without limitation, includes offices of physicians and surgeons, dentists,
medical clinics, detoxification centres, methadone dispensing clinic, and private
hospital;
“microbrewery, winery, and distillery” means a premises, licensed under the Liquor
Control and Licensing Act, on which there is manufacturing of beer, ale, cider, wine, or
spirts for the sale of business customers and shall include ancillary retail sale of these
liquor products and related non-liquor products to the public within the manufacturer’s
store and lounge provided that their combined floor area and any outdoor lounge patio
area do not exceed the manufacturing floor area;”
(BYLAW 7841, 2016)
"residential use" means apartment building, congregate housing, elderly citizens home,
high-rise apartment, live-work units, low-rise apartment, multiple dwelling, row house
and townhouse;
"school" for the purpose of this Zone District, and despite S. 120, means a school,
college or university offering only programs, and certificates, diplomas, degrees or other
qualifications in health care sciences professions or practices and health care
administration, and health care research and development, and includes without
limitation, medicine, dentistry, nursing, dental assistants, physiotherapy, health
consulting, dental technology, and medical technology.

2016 07 04
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LUPC Item 6

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

2/4/2019

From:

Emilie K Adin, MCIP
Director of Development Services

File:

HER00700

Item #:

4/2019

Subject:

1002-1004 and 1006-1008 Third Avenue: Heritage Revitalization
Agreement - Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommends that the Heritage
Revitalization Agreement proposal for the two duplexes at 1002 -1004 and 1006-1008
Third Avenue proceed with the next steps of the review process.

EXECUTIVE SUMMARY
A Heritage Revitalization Agreement (HRA) application has been received for two duplexes,
1002-1004 and 1006-1008 Third Avenue, both built in 1892. The proposed HRA would
allow the conversion of four unoccupied attic spaces (one in each duplex unit) into loft
bedrooms with adjacent half-bathrooms, increasing the number of bedrooms in each unit
from three to four. In exchange, the owner would undertake small-scale restoration and
legally protect both duplexes. There would be no other change to the exterior of the
duplexes. Through the HRA, non-conforming elements of the properties, such as height and
setbacks, would be regularized.
1. PURPOSE
The purpose of this report is to seek preliminary feedback from the Land Use and Planning
Committee in regard to this HRA application and request support to proceed with next steps.
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2. POLICY AND REGULATIONS
2.1

Official Community Plan Land Use Designation

The subject sites are designated Residential – Ground Oriented Infill Housing in the Official
Community Plan which is described as follows:
Purpose: To allow a mix of ground-oriented infill housing forms which are
complementary to the existing neighbourhood character. Generally forms with a
higher number of units are expected to be located on larger properties. Units can be
attached, detached or a combination of the two.
Principal Forms and Uses: Single detached dwellings, single detached dwellings on a
compact lot, duplexes, triplexes, quadraplexes, cluster houses, townhouses, rowhouses
and other equivalent ground-oriented housing forms. Lots with single detached
dwellings may also include a secondary suite and/or a detached accessory dwelling
unit.
Complementary Uses: Home based businesses, small scale local commercial uses
(e.g. corner stores), small scale institutional uses (e.g. child care, care facilities),
utilities, transportation corridors, parks, open space, and community facilities.
Maximum Density: Low density multiple unit residential.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a
property may be eligible for incentives such as a smaller minimum lot size, an
increase in density, or reduced parking requirements, which would make it viable to
conserve assets with heritage merit. A Heritage Revitalization Agreement may also be
used to formalize an existing, larger scale land use such as a low rise or a place of
worship.
The proposed Heritage Revitalization Agreement is compatible with the OCP Land Use
Designation.
2.2

Development Permit Area

The properties are within the Ground Oriented Infill Residential Neighbourhoods
Development Permit Area, the guidelines for which are under development, and would
regulate form and character. As this project does not propose changes to the current building
form and character, this project would instead be evaluated against the City’s heritage design
guidelines.
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Zoning Bylaw

The properties are zoned RS-1 (Single Detached Dwelling District). The intent of this zoning
district is to allow single detached dwellings with secondary suites and a laneway or carriage
house. The buildings on site do not conform to the Zoning Bylaw and as such, a Heritage
Revitalization Agreement is required to allow the additional floor space as well as for
regularization of the duplex form.
2.4

Heritage Revitalization Agreement

A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City and
a property owner for the purposes of heritage conservation. In exchange for long-term legal
protection and exterior restoration, certain zoning relaxations, including an increase in
density or reduced parking, may be considered. An HRA does not change the zoning of the
property, rather it adds a new layer which identifies the elements of the zone that are being
relaxed or supplemented. An HRA is not precedent setting as each one is unique to a specific
site.
2.5

Heritage Designation

A Heritage Designation Bylaw is a form of land use regulation that places long-term legal
protection on the land title of a property. Any changes to a protected heritage property must
first receive approval from City Council (or its delegate) through a Heritage Alteration
Permit (HAP). Future development is no longer entitled, but could be permitted by Council
with a HAP.
2.6

Heritage Related Design Guidelines

Council endorsed The Standards and Guidelines for the Conservation of Historic Places in
Canada in 2008 as a basis for assessing heritage projects within the city. These are national
guidelines for best practice in heritage conservation and design. HRA proposals are
evaluated against these guidelines.
2.7

Urban Forest Management Strategy

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 protect and enhance the city’s
entire urban forest system. In order to achieve this, development proposals must be
consistent with the Tree Protection and Regulation Bylaw, including application for related
permits.
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3. BACKGROUND
3.1

Site Characteristics and Context

The subject properties are located in the Brow of the Hill neighbourhood at the corner of
Third Avenue and Tenth Street. The surrounding properties contain single detached
dwellings and apartment buildings which range in construction date from 1893 to 2015 and
in Floor Space Ratio (FSR) from 0.45 to 2.68. A small commercial building is directly across
Third Avenue from the subject properties. A site context map is included as Appendix A.
3.2

Heritage Value

The two brick duplexes at 1002-1004 and 1006-1008 Third Avenue are rare remaining
examples of side-by-side duplexes from this era. They are also unique in New Westminster
as residential buildings constructed entirely of brick. Built in 1892, the duplexes have
historic value for their longevity and association with the early development of the Brow of
the Hill neighbourhood in the early 1890s. Additionally, the duplexes have social
significance as early housing for working class residents.
The brick duplexes were designed by American architect Arlen H. Towle, who also designed
three prominent commercial brick buildings on Columbia Street, all of which were destroyed
in the Great Fire of 1898. These brick duplexes are the only remaining buildings designed by
Towle in New Westminster.
Statements of Significance for the duplexes, which further detail their historic value, are
available in Appendix B.
3.3

Property Configuration and Tenure

The properties that make up these sites are currently owned by the same owner. There are
four lots in total: the easternmost duplex sits on one lot, and the westernmost duplex sits on
three lots. One of those three lots is approximately in line with half the duplex (unit 100 8)
and the other half (1006) sits on two lots, one of which is a small leftover lot and would be
required to be consolidated as part of this application. As such, the easternmost duplex
(1002-1004) could be sold together as rental units. The westernmost duplex (1006-1008)
could be sold separately as fee simple. It is not recommend as part of the HRA application to
consolidate the two westernmost half-sized lots, however, the owner has agreed to register a
No Separate Sale Covenant on both lots, to encourage the duplex to remain rental in the
future. The City would be named on the Covenant so it could not be discharged without
approval. A Site Context Map is attached as Appendix A.
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4. PROJECT DESCRIPTION
4.1

Project Description

The HRA would allow conversion of unoccupied attic space into loft bedrooms with
adjacent half-bathrooms. One bedroom and one bathroom would be added per unit, for a
total of four attic conversions. Currently, each unit is three bedrooms. The proposed attic
conversion would increase each duplex to four bedroom units. Site plans and architec tural
drawings for the proposed changes are attached as Appendix C.
The duplexes are currently non-conforming. The HRA would regularize the nonconformities and also allow the increase in FSR needed for the attic conversions. In
exchange, the owner would undertake small-scale restoration and legally protect both
duplexes. There would be no other change to the exterior of the duplexes.
4.2

Project Statistics

The tables below provide a summary of the proposed project statistics; the shaded cells
highlight the relaxations which would be authorized through the HRA.
Table 2: Summary of Proposed Relaxations for 1002-1004 Third Ave
Site Characteristic
Site Area

Zoning Requirement
---

Existing
313.36 sq. m.
(3373 sq. ft.)

Proposed
As existing

Relaxation
---

Total Floor Space

156.68 sq. m.
(1687 sq. ft.)

398.09 sq. m.
(4285 sq. ft.)

471.67 sq. m.
(5077 sq. ft.)

315 sq. m.
(3390 sq. ft.)

Lots on Site
Floor Space Ratio
Principal Units
Site Coverage
Building Height

1
0.50
1
35%
7.6 m.
(25 ft.)
4.0 m.
(13 ft.)
2.81 m.
(9 ft.)
4.03 m.
(13 ft.)
2.81 m.
(9 ft.)
1.52 m.
(5 ft.)
1.52 m.
(5 ft.)
2 spaces

1
1.27
2
43.5%
9.0 m.
(30 ft.)
2.6 m.
(9ft.)
1.07 m.
(3.5 ft.)
5.39 m.
(18 ft.)
4.27 m.
(14 ft.)
0.96 m.
(3 ft.)
2.26 m.
(7 ft.)
1 space
(2 in tandem)

As existing
1.51
As existing
As existing
As existing

As existing

--0.24
1
8.5%
1.4 m.
(5 ft.)
1.4 m.
(4 ft.)
1.7 m.
(5.5 ft.)
---

As existing

---

As existing
As existing

0.56 m.
(2 ft.)
---

As existing

1 space

Front Setback
Front Porch Setback
Rear Setback
Rear Deck Setback
Side Setback (East)
Side Setback (West)
Parking

Agenda Item 4/2019
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Table 3: Summary of Proposed Relaxations for 1006-1008 Third Ave
Site Characteristic
Site Area

Zoning Requirement
---

Total Floor Space

179. 12 sq. m.
(1928 sq. ft.)
1
0.50

Lots on Site
Floor Space Ratio
Principal Units
Site Coverage
Building Height
Front Setback
Front Porch Setback
Rear Setback
Rear Deck Setback
Side Setback (East)
Side Setback (West)
Parking

1
35%
7.62 m.
(25 ft.)
4.02 m.
(13 ft.)
2.80 m.
(9 ft.)
4.02 m.
(13 ft.)
2.80 m.
(9 ft.)
1.52 m.
(5 ft.)
1.52 m.
(5 ft.)
2 spaces

Existing
358.23 sq. m.
(3856 sq. ft.)
437.30 sq. m.
(4707 sq. ft.)
3
1.22

Proposed
As existing

Relaxation
---

507.90 sq. m.
(5467 sq. ft.)
2
1.42

328.78 sq. m.
(3539 sq. ft.)
1
0.20

2
48.3%
8.72 m.
(29 ft.)
2.62 m.
(8 ft.)
0.99 m.
(3 ft.)
3.52 m.
(11 ft.)
2.36 m.
(8 ft.)
0.50 m.
(2 ft.)
3.60 m.
(12 ft.)
2 spaces
(4 in tandem)

As existing
As existing
As existing

1
13.3%
1.1 m.
(4 ft.)
1.4 m.
(5 ft.)
1.8 m.
(6 ft.)
0.5 m.
(2 ft.)
0.44 m.
(1 ft.)
---

As existing
As existing
As existing
As existing
1.62 m.
(5 ft.)
As existing
As existing

6

-----

5. DISCUSSION
5.1 Overall Evaluation
When Council considers entering into a Heritage Revitalization Agreement (HRA) one of the
objectives is to balance the benefits to the property owner with the benefits to the public. The
subject proposal is considered reasonable as:
1)
2)
3)
4)
5)
6)

It is consistent with the Official Community Plan;
It would not substantially alter the exterior of the buildings;
The relaxations requested are primarily to regularize non-conforming elements;
The retention of the buildings supports rental housing in Brow of the Hill;
The units meet the intent of the Family Friendly Housing Policy;
The increase in density requested is approximately 20% above existing.
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Heritage Benefit

The proposal would ensure long-term protection of the heritage buildings through the HRA,
Heritage Designation Bylaws, and listing the properties on the City’s Heritage Re gister. The
HRA also ensures a maintenance plan for the buildings, supporting their conservation into
the future. Additionally, the duplexes would undergo small-scale restoration work as
described below:





the rehabilitation of wood windows;
the rehabilitation of wood detailing;
the rehabilitation of both front porches;
installation of wooden storm windows to improve energy efficiency and reduce noise;
and,
 repairs to the cladding of the buildings as needed.

The building at 1002-1004 Third Avenue was re-clad in stucco decades ago, and it is
proposed that the stucco be retained as part of this restoration, due to the potential structural
impact of removal on the underlying bricks and because the stucco is a long-standing feature
which reflects the historic evolution of that building. Further details on the restoration
proposal are available in the Heritage Conservation Plans (Appendix B).
5.3

Proposed Relaxations

Nine relaxations would be required for 1002-1004 Third Avenue and 10 relaxations for
1006-1008 Third Avenue. Except for the requested attic conversions, all the proposed
variances are existing non-conformities. The proposal does not include an increase in units
and does not add floor space in a way which would substantially alter the exterior of the
buildings or increase the massing. Site plans and architectural drawings demonstrating the
relaxations are provided in Appendix C.
Density
A 1.51 FSR is proposed for 1002-1004 Third Avenue and 1.42 FSR for 1006-1008 Third
Avenue. This is a 0.24 and 0.20 FSR increase (20%) above the existing FSR for each lot.
This density would be added by converting the attic space into livable space. No exterior
additions are proposed as part of this project. The density proposed is consistent with both
the OCP Land Use Designation and the context of the Brow of the Hill Neighbourhood.
Many neighbouring properties have densities ranging from 0.45 to 2.68 FSR and are
designated as RGO (Ground Oriented Infill Housing).
The extra density of this site would not create more units in the duplexes. The conversion of
the attic to livable space would convert each existing unit from three bedroom to four
bedroom units. This conversion would be family friendly and provide more housing options
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in the neighbourhood. Additionally, these are rental units and the applicant proposes that
they remain rental.
As the proposal includes retention and preservation of heritage assets, regularization of
existing conditions, minimal intervention, and minor impact on neighbouring properties,
staff considers the project to balance benefits to the community and the owner.
Parking
A parking variance is proposed for the 1002-1004 Third Avenue lot. Currently, the residents
park in tandem on the existing driveway. As tandem parking is not permitted under the
Zoning Bylaw, there is currently only one conforming parking spot for 1002 -1004 Third
Avenue and a variance would be required.
An easement would be required for access to a driveway between the duplexes which is
bisected by a property line. The City would be named in such an easement so that it could
not be discharged without approval.
Transportation staff have reviewed this proposal and support continued use of the existing
driveways and the proposed easement for the driveway between the duplexes.
5.4

Lot Configuration

Currently, 1002-1004 Third Avenue is situated on one lot, while 1006-1008 Third Avenue is
situated on three lots, one being a small lot between the two buildings. This project proposes
to consolidate the small lot with the 1006 Third Avenue lot, leaving 1008 Third Avenue on
its own lot. A No Separate Sale Covenant would be required for the 1006 and 1008 Third
Avenue lots.
This proposed lot configuration reflects the known site servicing and would not require
extensive servicing upgrading for the applicants, which could be required if the lots were
further consolidated. Maintaining 1002-1004 Third Avenue as one property with two
dwelling units also protects one unit as rental.
6. CONSULTATION
The owners are required to undertake public engagement prior to Council consideration, as
per the City’s process for HRA applications. This includes review by City committees, the
local residents association, and a public open house.
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7. REVIEW PROCESS
The table below details the application review stages for this project. In grey is the
application’s progress to date, with projected dates following.
Table 4: Application Review Stages
Application Review Stage
Application Date
Inter-Departmental Review
Preliminary Report to LUPC
Applicant Led Public Open House
Presentation to Residents Association
Community Heritage Commission Review
Advisory Planning Commission Review
LUPC Review and Forwarding to Council
Council Consideration of First and Second Readings
Public Hearing and Council Consideration of Third
Reading
Council Consideration of Adoption
8.

Proposed Timeline
November 2018
December 2018 – January 2019
February 4, 2019
February 2019
February 2019
March 2019
March 2019
April 2019
May 2019
May 2019
June 2019

INTERDEPARTMENTAL LIAISON

Staff from the Engineering Department (site servicing and transportation), the Fire
Department (emergency service access), the Electrical Utility, and the Development Services
Department (building and planning) have reviewed this application. The City Solicitor would
work with Development Services staff to prepare the required HRA and Heritage
Designation bylaw.
9. OPTIONS
The following options are provided to the Land Use and Planning Committee for their
consideration:
1) That the Land Use and Planning Committee recommends that the Heritage
Revitalization Agreement proposal for the two duplexes at 1002-1004 and 1006-1008
Third Avenue proceed with the next steps of the review process; or
2) That the Land Use and Planning Committee provide alternative feedback.
Staff recommends Option 1.
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ATTACHMENTS
Appendix A: Site Context Map
Appendix B: Statements of Significance and Heritage Conservation Plans
Appendix C: Preliminary Site Design and Architectural Drawings

This report has been prepared by:
Amber Knowles, Heritage Planner
This report was reviewed by:
Jackie Teed, Manager of Planning

Emilie K Adin, MCIP
Director of Development Services
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Appendix A
Site Context Map
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1002-1004 and 1006-1008 Third Avenue, City of New Westminster
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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.

LUPC Agenda Package Page 65

Appendix B
Statements of Significance
and Heritage Conservation Plans
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Heritage Conservation Plan
1002-1004 3rd Avenue, New Westminster, BC
September 14, 2018

Fig. 1: 1002-1004 3rd Avenue, New Westminster, BC, 2018. (Source: Cummer)
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1.0 Location
The twin, side-by-side, brick duplexes of 1002-1004 and 1006-1008 3rd Avenue are located in the Brow of
the Hill neighbourhood of the City of New Westminster. This is the area located between Queen’s Avenue
in the south, Stewardson Way in the west, 6th Avenue in the north and 8th Street in the east.

Fig. 2: Brow of the Hill neighbourhood, New Westminster, BC, 2018. The study site, 1002-1004 3rd Avenue is outlined
in red. (Source: City of New Westminster Map Viewer, CityViews, 2018)

Fig. 3: Aerial view of the twin duplexes located at 1002-1008 3rd Avenue at the corner of 3rd Avenue and 10th Street,
New Westminster, BC, 2018. The study site, 1002-1004 3rd Avenue is outlined in red. (Source: Google, 2018)
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2.0 Historic Brief
In 1859, the British Royal Engineers surveyed the area to become known as New Westminster, which at
the time was to be the new colonial capital of the crown colony of British Columbia (Hainsworth and
Freund-Hainsworth 2005, pp. 18-19). They overlaid a grid pattern on the natural topography of the area
parallel to the Fraser River (Mather and McDonald 1958, p. 22). The design, still present today, had the
streets running up the hill, perpendicular to the river, and the avenues across the area, parallel to the
river. The head engineer, Colonel Richard Moody, envisioned a formally planned “Garden City” with
prominent public parks and elegant wide avenues (Wolf 2005, pp. 18-20).

Fig. 4: Plan of the City of New Westminster, British Columbia, 1861, drawn by Royal Engineer Lance Corporal James
Conroy on order of Colonel R.C. Moody and printed by sapper William Oldham. (Source: Wolf 2005, p. 21)

The subject property, at 1002-1004 3rd Avenue, is located close to the area of the surveyed city that was
historically intended to be St. Andrew’s Square. This was one of several lands set aside for parks and
squares in the Royal Engineers’ plan for realising Moody’s vision of a “Garden City.” However, once it was
known that the Canadian Pacific Railway (CPR) would locate its western terminus on Burrard Inlet, New
Westminster sought a branch line to facilitate further growth of the city (Mather and McDonald 1958, pp.
97-98). It needed to raise funds, approximately $75,000, in order to pay the CPR a “cash bonus” for
constructing the branch line (Wolf 2005, p. 41). Thus, in 1885, City Council requested from the provincial
government the title to some of the land reserves so that they could be subdivided into lots and put up
for auction to raise the necessary funds. This included the area of St. Andrew’s Square (ibid., p. 40).
The auction was held in 1886 and was a huge success, raising the funds needed for the branch railway. It
also garnered substantial media attention for its associated controversy that many residents of New
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Westminster felt that selling the public parks would rob the city of its “royal” design and devalue their
property (Wolf 2005, p. 41). However, in reality, the decision to invest in a branch line brought immense
public and private development to New Westminster for the subsequent decade, until the Great Fire of
1898.
“Over $3 million was spent on construction of new commercial, institutional and residential buildings
between 1887 and 1892” (Wolf 2005, p. 55). In 1888 to 1889, it was decided to expand the city’s
boundaries to include all the suburban blocks laid out by the Royal Engineers, including Sapperton,
Queensborough and the area today known as Brow of the Hill (Hainsworth and Freund-Hainsworth 2005,
pp. 42-43). Between 1889 and 1890 City Council approved the establishment of waterworks in these
neighbourhoods, establishing electrical utilities and proceeding with a street improvement program.
Streets were graded and sidewalks installed. The numbered streets and avenues also replaced most of
the street names on the original 1860s plan. By 1892, the city now extended up to 10th Avenue, as
outlined in Map 617 in Fig. 5 below. The subject property was originally on a street called Pelham Street,
until it was changed in 1892 to the current 3rd Avenue, at the corner of 10th street, originally known as St.
Andrew’s Street (NWPL 2004).

Fig. 5: City of New Westminster, BC, 1892, illustrating the expanded form of the city in the same year as the captioned
site’s construction and prior to the 1898 fire. The approximate location of 1002-1008 3rd Avenue is demarcated in
red. (Source: City of Vancouver Archives, Map 617)

In Colonel Moody’s original plan for the City of New Westminster, the area west of Eighth Street was
intended to be a working-class neighbourhood (Sleath 1990, p. 8). Originally referred to as the west end,
it became known as Brow of the Hill after World War II (Hainsworth and Freund-Hainsworth 2005, p. 42).
This area was one of the city’s first suburban areas (Sleath 1990, p. 227), with smaller, less grand homes
then in Albert Crescent or Queen’s Park, which were intended for upper-class residences (Hainsworth and
Freund-Hainsworth 2005, p. 42). This character is reflected in the occupations held by the residents of
1002-1004 3rd Avenue over the years, such as the various carpenters, contractors, engineers and
longshoremen who occupied the house (VPL 1892 to 1955).
As outlined in the “Historical Context Statement” for the Brow of the Hill neighbourhood:
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Brow of the Hill is valued for its singularity as a neighbourhood of New Westminster, derived
from its location, geography, cultural and visual diversity, working class history and
association with industry in the city.
Brow of the Hill is significant for its geographical location, stretching uphill from the Fraser
River and culminating the ‘brow,’ the highest part of a hill where the ground begins to flatten
out. Within this geographic scope is a neighbourhood of diversity, variety and contrast.
As one of New Westminster’s earliest residential neighbourhoods, Brow of the Hill is
significant for its working class history and the architecture that supported it. Early single
family homes, some dating back to the 1880s, housed people who held a variety of blue collar
jobs and professions, yet the area is also home to many larger dwellings of prominent New
Westminster residents. As the working population grew, areas of apartments emerged and
larger homes were divided into multiple dwelling units.
(DCD 2016, p. 4)
The houses are located in the heart of the Brow of the Hill neighbourhood across the street from the
iconic Arnie’s Grocery store, considered “representative of a number of still-existing corner stores” in the
area (DCD 2016, p. 6). The twin duplexes were completed in 1892, which was an important year for the
area, as mentioned above, when “streets were cleared and graded, and 167 dwellings were connected to
water and electrical systems” (DCD 2016, p. 7).
Between 1891 and 1892, the Westminster and Vancouver Tramway Company (W&TVC), which was taken
over the BC Electric Railway (BCER) shortly thereafter, “began and finished a rail network within the city,
spurring further growth and civic pride” (Hainsworth and Freund-Hainsworth 2005, p. 140). Through the
1890s, the BCER installed and ran interurban railway tracks along Twelfth Street, making the west end
accessible not only internally via the streetcar system, but also an important stop on the train route to
Vancouver (ibid.). By 1906, the larger remaining land parcels in the Brow of the Hill neighbourhood were
subdivided into smaller building lots and another wave of residential development occurred, the results
of which are distinctly visible in the 1912 Goad Fire Insurance Map of the area (Figs. 6 and 7 below).
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Fig. 6: Goad Fire Insurance Map of City of New Westminster, BC, 1912. The immediate neighbourhood of 1002-1004
and 1006-1008 3rd Avenue is outlined in red and examined in greater detail in Fig. 7 below. (Source: City of Vancouver
Archives, Map 342c Plate 120)

Fig. 7: Goad Fire Insurance Map of City of New Westminster, BC, 1912. 1002-1004 and 1006-1008 3rd Avenue are the
two pink structures near the middle of the figure. (Source: CVA 1972-472.07 Map 342c Plate 120)
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3.0 Statement of Significance
The following Statement of Significance was prepared by Leslie Gilbert, Heritage Consultant, July 2018.
3.1 Description of Historic Place
The building at 1002 – 1004 Third Avenue consists of a two storey plus partial basement residential duplex.
Built in the Victorian style of architecture, it is distinguished by its brick exterior and symmetrical façade
with cross gable at each end of the house. The residence is located at the southwest corner of Third
Avenue and Tenth Street in the Brow of the Hill neighbourhood uphill from the historic commercial core
of New Westminster.
3.2 Heritage Value of Historic Place
The two identical brick duplexes addressed at 1002 - 1004 and 1006 – 1008 Third Avenue are one of the
few remaining examples from this era of side by side “double” houses. They are also unique in New
Westminster as residential buildings constructed entirely of brick. The building at 1002 – 1004 Third
Avenue has heritage value for its aesthetic, historic and social significance.
Aesthetic Significance
The residence at 1002-1004 Third Avenue is valued for its representation of the Victorian architectural
style, exemplified by its symmetrical façade, peaked gable roof and columnar front porch. The brick
duplexes were designed by the American architect Arlen H. Towle, who also designed three prominent
commercial brick buildings on Columbia Street, all of which were destroyed in the Great Fire of 1898. The
brick duplexes on Third Avenue are the only remaining buildings designed by Towle in New Westminster.
Although the exterior brick on the house was covered in stucco at some point, no significant alterations
have occurred to the building over time. The historic place therefore retains its original form and massing
and historic relationship to the street. The building at 1002 – 1004 Third Avenue has further aesthetic
value for its contribution to the cohesive historic streetscape of the south side of the 1000 block Third
Avenue.
Historic Significance
Built in 1892, the building has historic value for its longevity and association with the early development
of the Brow of the Hill neighbourhood in the early 1890s. This area was identified in Colonel Moody’s plan
for the City of New Westminster as a working class neighbourhood, as reflected in its small lots and
modest housing. The subject property was located adjacent to St. Andrews Square, a large area set aside
in Moody’s plan as a public park. In 1886, the Square was apportioned into lots and auctioned for
development, fueling growth in the neighbourhood. In 1892, when the subject property was being
constructed, there was only one other house on the block (at 1021 Third Avenue).
Social Significance
The residence also has social value for its contribution to the identity of the Brow of the Hill
neighbourhood. For several years after it was constructed, the residence at 1002 – 1004 Third Avenue
was vacant as it was considered to be on the periphery of the city and received minimal servicing.
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Industrialization of the North Arm of the Fraser River attracted shipyard and factory workers to the area,
as reflected in the occupations of early working class residents of the duplex, such as carpenter, electrician
and lumberman. The subject building is associated with two well known local building contractors, David
Bain (also an alderman) and William Turnbull.
This well preserved brick “double” house contributes to a unique sense of time and place and provides a
cultural window into the past that is valued by the community.
3.3 Character Defining Elements
Key elements that define the heritage character of the brick residence at 1002 – 1004 Third Avenue
include:
•

Part of a grouping of Victorian and Edwardian residences on the south side 1000 block Third
Avenue; properties slope to the southwest towards the Fraser River

•

Residential scale and massing as expressed by two side-by-side residential units with a height of
two storeys presenting to the street and a partial basement

•

Rectangular form and massing with a symmetrical front façade; balanced placement of windows
accentuated by a central entry porch with recessed stoop and projecting portico. Front doors (not
original) with upper transom windows

•

Victorian architectural elements, including an overall symmetrical design with columned entry
portico and decorative wooden trim under cornice

•

Cross gable roof at each end of two units with steeply pitched peaked roofs

•

Prominent upper cornice and bargeboard with returns

•

Masonry construction consisting of pressed brick covered with plaster and smoothed into a flat
finish. Stone lintel and sills above and below windows. Stucco exterior and trim have been painted

•
•

Double hung, one-over-one wood sash windows with horns throughout
Small grassed yard area in front, duplex situated close to street
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4.0 Research Findings
Civic address: 1004 Third Avenue (Land)
PID: 013-368-800
Legal Plan: NWP 2620
Legal Description: Lot 1, New West District, Plan NWP2620 Suburban Block 5
Zoning: Single Detached/RS-1
Neighbourhood: Brow of the Hill
Date of construction: 1892
Architect: A. H. Towle
Contractor: David Bain
The following table is a consolidated summary of residents of 1002-1004 3rd Avenue, as determined from
the available city directories for New Westminster.
Table 1: Consolidated list of residents of 1002-1004 3rd Avenue (BC Archives Library and Vancouver Public Library).
Year(s)

Address

1892

1002

Hopkins, Miss Mary

Domestic, beds and rooms at 1002 3rd av.

1002

Turnbull, William

Contractor and builder

1004

Mowbray, Thos

Carpenter

1004

McGillivray, Neil

Retired

Name(s)

Occupation (if listed)

1894

1002-8

Vacant houses

N/A

1895

1002

Vacant house

N/A

1004

Slack, Enoch

Carpenter

[1896 to 1937: Available directories do not have a searchable street directory section for New Westminster]
1938

1940

1945

1950

1955

1002

Mayers, Robert E (Irene J)

Engineer

1004

Johnston, Robert

Retired

1002

Bailey, Harry J (Irene G)

Longshoreman

1004

Johnston, Robert

Retired

1002

Bailey, Clif A (Gertrude)

Longshoreman

1004

Johnston, Robert

Retired

1002

Bailey, Clif A (Gertrude)

Longshoreman

1004

Janik, Stan (Mary V)

Electrician, Crown Zellerback

1002

Janik, Emil (Mary)

Operator, Crown Zellerbach

1004

Janik, Stan (Mary V)

Electrician, Crown Zellerback
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Table 1 (continued).
Year(s)

Address

1956-1957

1002

Janik, Mrs Mary

1004

Vacant

1002

Musgrove, Monte R
(Yvette)

Millworker, Westminster Paper

Martin, Miss Myrtle C

Saleswoman, Mc & Mc

1004

Stewart, Carl A (Helen I)

Salesman, EJ Ferguson

1002

Kvam, Mrs Beverley

Not listed

1004

Prossick, Mrs Margaret

Not listed

1002

No return

N/A

1004

No return

N/A

1002

Rogers, Shawn

Employee, Mikes Auto Body

1004

Harks, Marty & Rene

Employee, Nalley’s

1002

Herring, S.

Not listed

1004

Torney, R.

Not listed

1002

Fors, Calvin

Not listed

1004

Moller, J.

Not listed

1958

1970

1977

1979-1980

1985

1992

Name(s)

Occupation (if listed)
Millworker, CW Lbr
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5.0 Archival Photographs

Fig. 8: Eastern corner of 1002 3rd Avenue, 1974. (Source: NWA BCZ 22)

Fig. 9: Northern east façade of 1002 3rd Avenue, 1974. (Source: NWA BCZ 22)
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Fig. 10: Front façade of 1002-1004 3rd Avenue, 1974. (Source: NWA BCZ 22)

Fig. 11: Western corner of 1002 3rd Avenue, 1974. (Source: NWA BCZ 22)
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Figs. 12 and 13: Front façade detail shots of 1002 3rd Avenue, 1974. (Source: NWA BCZ 22)

Fig. 14: Front façade of 1002-1004 3rd Avenue, 1981. (Source: NWA “The Living City” Series, Roll 17, #18A)
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6.0 Current Photographs

Fig. 15: Front and partial northeastern view of 1002-1004 3rd Avenue, 2018. (Source: Cummer)

Fig. 16: Front and partial west view of 1002-1004 3rd Avenue, 2018. (Source: Cummer)
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7.0 Conservation Objectives
1002-1004 3rd Avenue will remain on its original site, at the corner of 3rd Avenue and 10th Street, continuing
with its residential use. Skylights will be added to the roof to facilitate a usable and liveable space in the
attic. However, as designed, these should not be visible from the street level and should not impact the
look of the house. The proposed work does not affect the Heritage Values nor the Character Defining
Elements of this historic place.
Preservation, Restoration and Rehabilitation are the conservation objectives for the building.
As defined by the Standards and Guidelines for the Conservation of Historic Places in Canada (2nd edition):
Preservation: The action or process of protecting, maintaining and/or stabilizing the existing
materials, form and integrity of an historic place or of an individual component, while protecting
its heritage value.
Restoration: The action or process of accurately revealing, recovering or representing the state of a
historic place or of an individual component, as it appeared at a particular period in its history,
while protecting its heritage value.
Rehabilitation: The action or process of making possible a continuing or compatible contemporary
use of an historic place or of an individual component, through repair, alterations, and/or additions,
while protecting its heritage value.

(Canada’s Historic Places 2010, p. 255)
Specifically, preservation of the windows, restoration of the chimneys and rehabilitation of the attic and
porches.

Fig. 17: BB Section of proposed work on the duplexes at 1002-1008 3rd Avenue, 2017. (Source: Billard Architecture)
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Fig. 18: Roof plan of proposed work on the duplexes at 1002-1008 3rd Avenue, 2017. (Source: Billard Architecture)

8.0 Building Description
The duplex located at 1002-1004 3rd Avenue is one of two twin purpose-built duplexes from 1892 at the
corner of 3rd Avenue and 10th Street in the Brow on the Hill Neighbourhood of New Westminster. It is a
two-storey brick building that has been stuccoed and painted for at least 45 years. In recent decades, the
building has been painted in a colour scheme that differentiates the units. The left-hand side (unit 1002)
has been painted white and the right-hand side (1004) has been painted a cream colour. The house is
symmetrical from the front with a small shared porch in the centre providing coverage over the building’s
entrances. There is simple, subtle ornamentation on the porch’s trim in an Italianate style. The front porch,
in particular, is a very important element of the building. This house, and its neighbouring twin, are two
of the few remaining examples of 19th century duplexes in the area.
9.0 Condition Assessment
Overall, the building is in good condition. However, there are a few areas needing attention.
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9.1 Structure
The exterior of the duplex at 1002-1004 3rd Avenue appears to be in good condition. This duplex does not
have a basement, unlike its neighbour. However, both were built on stone and concrete foundations and
are constructed of brick walls.
9.2 Foundations and Masonry
Overall, the condition of the walls and building envelope, from roof to foundation, appears to be good
and having aged well. There are some concerns with regards to the back porch and its foundation, which
should be further inspected to check the integrity of its structure and materials. Fortunately, there is no
evidence of water in the bricks or behind the stucco. There do not appear to be any bricks spalling, nor
have any been removed or with mortar missing.

Fig. 19: Back view of 1002-1004 3rd Avenue, showing its back porch, 2018. (Source: Zysblat)
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Figs. 20 and 21: The foundations of 1002 3rd Avenue and the area beneath its back porch, 2018. (Sources: Zysblat)

Fig. 22: The back view and foundations of 1004 3rd Avenue, 2018. (Source: Zysblat)

9.3 Wood Elements
The structural timber elements, internal framing of the roof and floors, cannot be easily viewed but the
form of the building is true to the eye and there is no evidence of failure inside the attic spaces. However,
the visible and/or exterior wood elements of the porches, windows, stairs and railings, are all in need of
some repair and/or maintenance, as discussed in the relevant sections below.
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9.4 Roofing and Waterworks
Overall, the roof of the house is in good condition and the gutters appear to be in good operation.
According to the current owner, the roofing was redone in the last five years (c. 2013) and the gutters in
the last two years (c. 2016). The roof tiles were originally likely tin shingles, which have since been covered
in standard asphalt shingles for decades.

Fig. 23: The front view of the roof of 1002-1004 3rd Avenue, 2018. (Source: Zysblat)

Fig. 24: The back view of the roof of 1002-1004 3rd Avenue, 2018. (Source: Zysblat)

On inspection, it appears the flat roof of the front porch was not redone at the same time as the main
roof, and this is something needing attention. There is organic growth and build up on the roof that will
continue to worsen if not addressed. And, the simple wooden columns are worn and should be inspected
for their integrity, stability and connection to the porch surface.
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Fig. 25: The shared porch 1002-1004 3rd Avenue, 2018. (Source: Zysblat)

Figs. 26 and 27: The left- and right-hand sides of the porch roof of 1002-1004 3rd Avenue, 2018. (Sources: Zysblat)

Figs. 28 and 29: The left- and right-hand sides of the poured concrete entrance to the front porch of 1002-1004 3rd
Avenue, with its wooden columns also visible, 2018. (Sources: Zysblat)
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The roof of the back porch is in poor condition, in fact much worse than the front. It is warping with
possibly some water leaking through. The plywood soffit of the back-porch roof is coming off and much
of the material is cracking and peeling.

Figs. 30 and 31: The left- and right-hand sides of the back porch of 1002-1004 3rd Avenue, showing its deteriorating
roof, 2018. (Sources: Zysblat)

Fig. 32: The gutter and downspout off of the roof of the back porch of 1002-1004 3rd Avenue, 2018. Although the
water system appears to be in good shape, there are concerns with regards to the cracked stucco, revealing the
original brick face. (Source: Zysblat)

8.5 Chimneys
As confirmed by the historical photographs, both sides of the duplex originally had two chimneys each.
One tall, prominent one on either side of the outer edge of the building’s roof plane and one smaller one
at the back, above the kitchen gables. All four of this duplex’s chimneys are still intact, in fair condition,
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although with some updates and alterations to them over time. For example, by the 1970s, both of the
front chimneys had already been rebuilt in concrete and were missing their corbelled chimney caps. The
front chimney of 1002 appears to have been completely rebuilt in concrete, while the front chimney of
1004 appears to retain the majority of its original brick. This is similarly the case for the smaller back
chimneys that also retain their red bricks. All of these chimneys today, have single concrete chimney pots
on top, but not their corbelled chimney caps, which were a part of their original design in 1892.

Figs. 33 and 34: A front and back view of the two chimneys of 1002 3rd Avenue, 2018. (Sources: Zysblat)

Figs. 35 and 36: A front and back view of the two chimneys of 1004 3rd Avenue, 2018. The partial reconstruction of
the front chimney in concrete is distinctly visible, as is the original red brick present with both. (Sources: Zysblat)

9.6 Windows and Doors
The elements of the house that are in the poorest condition are the windows. It appears that all of the
windows (their frames, sashes and hardware) are the original ones from 1892 with some in better
condition than others. Over the years, some repair interventions have been carried out on them, however,
they have not all been rehung (some have but not all) or re-painted. All of the lintels and sills are brick
with a coating over them. According to the owner, it has been about ten years (c. 2008) since the last time
any work was carried out on the windows. Many of them, in particular their sills, are damaged, having
been exposed to the elements and not repaired or painted for a long time. Overall, the windows range
from poor to good, with certain elements needing to be replaced, as it does not appear that all elements
are salvageable.
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As for the doors, they do not appear to be the original ones from 1892, which, based on the earliest
archival photo and trends in Victorian door design, featured a single light taking up the majority of the
door plane, rather than the current smaller three stepped windows. The current doors have been present
for decades (at least since the 1970s, as visible in the archival photographs), likely from the 1940s or 1950s
as per their design, which was common in the mid-20th century. Overall, the doors are in good condition
and should be preserved.

Figs. 37 and 38: Two windows from 1002 3rd Avenue showing various signs of decay, 2018. (Sources: Zysblat)

Fig. 39 (left): An interior view of one of the windows in 1002 3rd Avenue, 2018. (Source: Zysblat)
Fig. 40 (right): The front doors of 1002-1004 3rd Avenue, 2018. (Source: Cummer)

9.7 Cladding and Trimwork
1002-1004 3rd Avenue, unlike its neighbouring twin duplex, had its original brickwork covered in stucco,
at some point in the 20th century. This cladding has been somewhat well maintained, although
unavoidably overtime such treatment begins to wear. There are minor areas where the stucco is cracked
or detaching that need maintenance. However, overall, it is in good condition.
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Fig. 41: Eastern and partial front view of 1002 3rd Avenue, 2018. (Source: Zysblat)

As for the wood trimwork, the fascia boards and their returns and mouldings are all in good condition.

Fig. 42: Front view of the trimwork of 1002-1004 3rd Avenue, 2018. (Source: Cummer)
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9.8 Finishes
The finishes of the duplex are in good to fair condition with only a few areas requiring some attention. As
addressed below, the white and cream exterior paint colours are perhaps not the ideal exterior body
colours for a Victorian building. Currently, in addition to the exterior exhibiting visible dirt and grime, there
are certain areas that are cracking and peeling as well.

Figs. 43 and 44: Samples of the deteriorating finishes of 1002-1004 3rd Avenue, 2018. (Sources: Zysblat)

9.9 Landscaping
The landscaping on site is fairly modest. However, there are certain plantings that are possibly growing
too close to the structure. There is potential for damage to the foundations of the building in a few areas.
Further investigation should be explored and remedies, such as removal, be considered.

Figs. 45 and 46: Views of potentially hazardous landscaping at 1002-1004 3rd Avenue, 2018. (Sources: Zysblat)
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10.0 Recommended Conservation Procedures
10.1 Structure – Preservation
•

The main two-storey two-gabled structure will be preserved.

10.2 Foundations and Masonry – Rehabilitation and Restoration
•

The foundations should be checked by a structural engineer and reinforced, if and as needed. The
brick foundations of the back porch, in particular, should be checked and repointed/repaired, as
needed.

10.3 Wood Elements – Preservation and Restoration
•

As addressed in greater detail in the relevant sections below (in particular, roofing and windows),
the wood elements should be preserved where possible and restored (repaired, maintained or
replaced in-kind), as needed.

10.4 Roofing and Waterworks – Restoration and Rehabilitation
•
•
•

The roofing of both the front and back porches need attention, requiring repair, replacement and
maintenance.
The wood columns of the front porch and the wood railing of the back porch should be thoroughly
inspected and their lifespan investigated. The columns, especially at the base, are in need of
assessment and repair.
Removing the back porch has been discussed with the current owner, which is a feature in poor
condition and that has been modified overtime. The back porch is not visible from the street and
could be removed or rebuilt, if desired. Overall, it is important to not allow failing elements on
protected heritage assets.

10.5 Chimney – Restoration
•
•

A close examination of the surviving chimneys was not possible. They should be assessed further
by a professional mason, to determine which need repointing, repair and/or replacement.
It would be preferable to see the front chimneys, as visible above the roofline, restored to their
appearance in 1892 in form, material and location (with a decorative corbelled cap).

10.6 Windows and Doors – Preservation and Rehabilitation
•
•
•

The windows of 1002-1004 3rd Avenue are the original 1892 windows and should be preserved.
They are the feature needing the most immediate attention with each one needing some degree
of work, whether on their frames, sills, sashes or glazing.
An immediate measure to allow for better protection of them is to install exterior wood storm
windows on all of the windows. This would be the best conservation approach for their long-term
preservation.
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•

•
•

The proposed storm windows should be traditional wood storm windows: Single pane, single light
and of similar sash dimension to the window sash itself, to minimise the visual impact on the
building and to allow the windows to continue to be visible on the exterior. They should also be
painted the same colour as the current. Dimensions should be the same as the window sash as
per the proposed, historically appropriate colour scheme, outlined below. An ideal storm window
design will be hinged so that in the summer the top part can be opened to allow for ventilation
and they can be removed when repair and maintenance of the storms or the windows is needed.
This is a reversible measure that would immediately benefit the building, providing greater
protection to the house and improving its performance in relation to temperature control, energy
efficiency and also from a noise perspective.
By introducing exterior storm windows, the original windows would essentially become interior
elements, allowing time to set a maintenance schedule for addressing each window over a period
of time to help determine which windows need to be repaired most urgently and for each to then
be individually taken apart and maintained, as needed.

10.7 Cladding and Trimwork – Preservation
•

•
•

Each part of the twin duplexes has their own unique identity. Although they are identical in form
and design, they have different and unique details, in particular their cladding and finishes. The
fact that one is stuccoed and the other painted and that all four are different colours are today
elements of identity to each unit.
With 1002-1004 3rd Avenue, it appears to have been stuccoed and painted since at least the 1970s.
The notion of removing the paint and stucco is too invasive and risky a process for the original
bricks. This cladding should therefore by preserved.
The fascia boards with their decorative moulding and returns should also be preserved. Any work
being done at the gable should not remove this unique feature.

10.8 Finishes – Preservation and Restoration
•

•
•

•
•

Based on the historical photographs available, in 1906, the 1970s and the 1980s, these buildings
were painted in a single colour, however, since the mid-1980s, the current owners have treated
each house in two different colours. Both approaches are legitimate, however, considering the
most recent legacy and the current use, the colours distinguishing each unit should be preserved.
However, the current colour scheme does not necessarily need to be maintained.
On account of the original red brick façade, a proposed historically appropriate colour scheme for
each unit should be inspired by the 1890s trend of dark exteriors, incorporating a combination of
historical colours from the Benjamin Moore Historical True Colours Palette (VHF 2012), following
a three-colour exterior scheme: a dark or medium tone body colour (V17-V35), a dark or medium
tone trim colour (V17-V35) lintels, sashes, facia and porch elements; and a dark or medium tone
sash and door colour (V17-V35).
It is recommended that the use of white not be repeated, as it is not a colour used on the exterior
in the 1890s. When repainting, the use of light colours on these buildings (VC1 to VC11) should
be avoided.
One of the body colours could also be painted a red brick colour in honour of the building’s original
masonry work.
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•

Follow Master’s Painters’ Institute, Repainting Manual procedures, including removing loose
paint down to next sound layer (not bare brick), clean surface with mild TSP solution with gentlest
means possible and rinse with clean water; do not use power-washing.

10.9 Landscaping
•
•

Further inspection of the site’s landscaping should be carried out to determine if there is any
threat to the structure.
The foliage should be trimmed and moved away from the house to avoid further damage to both
the foundations and the building’s finishes.

11.0 Proposed Alterations and Future Changes
11.1 Proposed Alterations
The major proposed change to this house is the introduction of the skylights in the attic to allow for a
usable and livable space in the attic. This alteration does not affect the visible design of the building, as
viewed from the street level and is a fairly minor intervention on the structure overall. The proposed
change is considered a reasonable intervention given generally accepted conservation standards,
rehabilitation needs and restricted site conditions. The proposed change does not affect the Heritage
Values and Character Defining Elements of the building.
11.2 Future Changes
Changes to the building’s configuration, particularly any additions, should be carefully considered for
minimal effect on the Heritage Values as embodied in the Character Defining Elements (CDEs) listed in the
building’s Statement of Significance (section 3.0 above).
12.0 Maintenance Plan
Following completion of the outlined conservation work, 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 the acceptable level or condition to which the heritage building is maintained
through the Heritage Maintenance Bylaw (CCNW 2018). As with the Heritage Conservation Plan, the
maintenance standards apply only to the exterior of the building.
As general upkeep is frequently overlooked and will lead to the deterioration of heritage resources,
maintenance standards warrant special attention to help to extend the physical life of a heritage asset.
Any building should be kept in a reasonable condition so it continues to function properly without
incurring major expenses to repair deterioration due to neglect. The most frequent source of
deterioration problems is from poorly maintained roofs, rainwater works and destructive pests.
It is important to establish a maintenance plan using the information below:
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12.1 Maintenance Checklist
a. Site
•
•
•

Ensure site runoff drainage is directed away from the building.
Maintain a minimum 2-ft clearance between vegetation and building face and a 12-inch-wide
gravel strip against the foundation in planted areas.
Do not permit vegetation (such as vines) to attach to the building.

b. Foundation
•
•
•
•

Review exterior and interior foundations, where visible, for signs of undue settlement,
deformation or cracking.
If encountered, seek advice from a professional Engineer, immediately.
Ensure perimeter drainage piping is functional.
Arrange a professional drainage inspection every three to five years.

c. Masonry
•
•

Review structural integrity for deformation, leaning, cracked or spalling bricks.
If encountered seek advice from a professional Engineer, as this may be related to a foundation
problem and should be addressed.

d. Wood Elements
•
•
•

•

•

Maintaining integrity of the exterior wood elements is critical in preventing water ingress into
the building. Annual inspection of all wood elements should be conducted.
Closely inspect highly exposed wood elements such as porches, railing and stairs for
deterioration. Anticipate replacement in kind of these elements every 10 to 15 years.
Any signs of deterioration should be identified and corrective repair/replacement action carried
out. Signs to look for include:
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 (such as moss or moulds) or infestations (such as
carpenter ants);
o Animal damage or accumulations (such as chewed holes, nesting, or bird/rodent
droppings). These should be approached using Hazardous Materials procedures; and
o Signs of water ingress (such as rot, staining or mould).
Paint finishes should be inspected every three to five years and expect a full repainting every
seven to ten years. Signs to look for include:
o Bubbling, cracks, crazing, wrinkles, flaking, peeling or powdering; and
o Excessive fading of colours, especially dark tones.
Note all repainting should be as per the recommended historic colours in section 10.8 above.
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e. Windows and Doors
•
•
•
•

Replace cracked or broken glass as it occurs.
Check satisfactory operation of windows and doors. Poor operation can be a sign of building
settlement distorting the frame or sashes or doors may be warped.
Check condition and operation of hardware for rust or breakage. Lubricate annually.
Inspect weather stripping for excessive wear and integrity.

f.

Roofing and Rainwater Works

•

Inspect roof condition every five years, in particular looking for:
o Loose, split or missing shingles, especially at edges, ridges and hips;
o Excessive moss growth and/or accumulation of debris from adjacent trees; and
o Flashings functioning properly to shed water down slope, especially at the chimneys.
Remove roof debris and moss with gentle sweeping and low-pressure hose.
Plan for roof replacement at around 18 to 22 years.
Annually inspect and clean gutters and flush out downspouts. Ensure gutters positively slope to
downspouts to ensure there are no leaks or water splashing onto the building.
Ensure gutter hangers and rainwater system elements are intact and secure.
Ensure downspouts are inserted into collection piping stub-outs at grade and/or directed away
from the building onto concrete splash pads.

•
•
•
•
•

g. General Cleaning
•
•
•
•
•

The building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from the ground.
Cleaning prevents build up 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 the gentlest means possible, such as soft bristle brush and lowpressure 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 in wall assemblies and lead to larger problems.
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Heritage Conservation Plan
1006-1008 3rd Avenue, New Westminster, BC
September 14, 2018

Fig. 1: 1006-1008 3rd Avenue, New Westminster, BC, 2018. (Source: Cummer)
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1.0 Location
The twin, side-by-side, brick duplexes of 1002-1004 and 1006-1008 3rd Avenue are located in the Brow of
the Hill neighbourhood of the City of New Westminster. This is the area located between Queen’s Avenue
in the south, Stewardson Way in the west, 6th Avenue in the north and 8th Street in the east.

Fig. 2: Brow of the Hill neighbourhood, New Westminster, BC, 2018. The study site, 1006-1008 3rd Avenue is outlined
in red. (Source: City of New Westminster Map Viewer, CityViews, 2018)

Fig. 3: Aerial view of the twin duplexes located at 1002-1008 3rd Avenue at the corner of 3rd Avenue and 10th Street,
New Westminster, BC, 2018. The study site, 1006-1008 3rd Avenue is outlined in red. (Source: Google, 2018)
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2.0 Historic Brief
In 1859, the British Royal Engineers surveyed the area to become known as New Westminster, which at
the time was to be the new colonial capital of the crown colony of British Columbia (Hainsworth and
Freund-Hainsworth 2005, pp. 18-19). They overlaid a grid pattern on the natural topography of the area
parallel to the Fraser River (Mather and McDonald 1958, p. 22). The design, still present today, had the
streets running up the hill, perpendicular to the river, and the avenues across the area, parallel to the
river. The head engineer, Colonel Richard Moody, envisioned a formally planned “Garden City” with
prominent public parks and elegant wide avenues (Wolf 2005, pp. 18-20).

Fig. 4: Plan of the City of New Westminster, British Columbia, 1861, drawn by Royal Engineer Lance Corporal James
Conroy on order of Colonel R.C. Moody and printed by sapper William Oldham. (Source: Wolf 2005, p. 21)

The subject property, at 1006-1008 3rd Avenue, is located close to the area of the surveyed city that was
historically intended to be St. Andrew’s Square. This was one of several lands set aside for parks and
squares in the Royal Engineers’ plan for realising Moody’s vision of a “Garden City.” However, once it was
known that the Canadian Pacific Railway (CPR) would locate its western terminus on Burrard Inlet, New
Westminster sought a branch line to facilitate further growth of the city (Mather and McDonald 1958, pp.
97-98). It needed to raise funds, approximately $75,000, in order to pay the CPR a “cash bonus” for
constructing the branch line (Wolf 2005, p. 41). Thus, in 1885, City Council requested from the provincial
government the title to some of the land reserves so that they could be subdivided into lots and put up
for auction to raise the necessary funds. This included the area of St. Andrew’s Square (ibid., p. 40).
The auction was held in 1886 and was a huge success, raising the funds needed for the branch railway. It
also garnered substantial media attention for its associated controversy that many residents of New
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Westminster felt that selling the public parks would rob the city of its “royal” design and devalue their
property (Wolf 2005, p. 41). However, in reality, the decision to invest in a branch line brought immense
public and private development to New Westminster for the subsequent decade, until the Great Fire of
1898.
“Over $3 million was spent on construction of new commercial, institutional and residential buildings
between 1887 and 1892” (Wolf 2005, p. 55). In 1888 to 1889, it was decided to expand the city’s
boundaries to include all the suburban blocks laid out by the Royal Engineers, including Sapperton,
Queensborough and the area today known as Brow of the Hill (Hainsworth and Freund-Hainsworth 2005,
pp. 42-43). Between 1889 and 1890 City Council approved the establishment of waterworks in these
neighbourhoods, establishing electrical utilities and proceeding with a street improvement program.
Streets were graded and sidewalks installed. The numbered streets and avenues also replaced most of
the street names on the original 1860s plan. By 1892, the city now extended up to 10th Avenue, as
outlined in Map 617 in Fig. 5 below. The subject property was originally on a street called Pelham Street,
until it was changed in 1892 to the current 3rd Avenue, at the corner of 10th street, originally known as St.
Andrew’s Street (NWPL 2004).

Fig. 5: City of New Westminster, BC, 1892, illustrating the expanded form of the city in the same year as the captioned
site’s construction and prior to the 1898 fire. The approximate location of 1002-1008 3rd Avenue is demarcated in
red. (Source: City of Vancouver Archives, Map 617)

In Colonel Moody’s original plan for the City of New Westminster, the area west of Eighth Street was
intended to be a working-class neighbourhood (Sleath 1990, p. 8). Originally referred to as the west end,
it became known as Brow of the Hill after World War II (Hainsworth and Freund-Hainsworth 2005, p. 42).
This area was one of the city’s first suburban areas (Sleath 1990, p. 227), with smaller, less grand homes
then in Albert Crescent or Queen’s Park, which were intended for upper-class residences (Hainsworth and
Freund-Hainsworth 2005, p. 42). This character is reflected in the occupations held by the residents of
1006-1008 3rd Avenue over the years, such as the various clerks, employees, mechanics and sales staff
who occupied the house (VPL and BC Archives).
As outlined in the “Historical Context Statement” for the Brow of the Hill neighbourhood:
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Brow of the Hill is valued for its singularity as a neighbourhood of New Westminster, derived
from its location, geography, cultural and visual diversity, working class history and
association with industry in the city.
Brow of the Hill is significant for its geographical location, stretching uphill from the Fraser
River and culminating the ‘brow,’ the highest part of a hill where the ground begins to flatten
out. Within this geographic scope is a neighbourhood of diversity, variety and contrast.
As one of New Westminster’s earliest residential neighbourhoods, Brow of the Hill is
significant for its working class history and the architecture that supported it. Early single
family homes, some dating back to the 1880s, housed people who held a variety of blue collar
jobs and professions, yet the area is also home to many larger dwellings of prominent New
Westminster residents. As the working population grew, areas of apartments emerged and
larger homes were divided into multiple dwelling units.
(DCD 2016, p. 4)
The houses are located in the heart of the Brow of the Hill neighbourhood across the street from the
iconic Arnie’s Grocery store, considered “representative of a number of still-existing corner stores” in the
area (DCD 2016, p. 6). The twin duplexes were completed in 1892, which was an important year for the
area, as mentioned above, when “streets were cleared and graded, and 167 dwellings were connected to
water and electrical systems” (DCD 2016, p. 7).
Between 1891 and 1892, the Westminster and Vancouver Tramway Company (W&TVC), which was taken
over the BC Electric Railway (BCER) shortly thereafter, “began and finished a rail network within the city,
spurring further growth and civic pride” (Hainsworth and Freund-Hainsworth 2005, p. 140). Through the
1890s, the BCER installed and ran interurban railway tracks along Twelfth Street, making the west end
accessible not only internally via the streetcar system, but also an important stop on the train route to
Vancouver (ibid.). By 1906, the larger remaining land parcels in the Brow of the Hill neighbourhood were
subdivided into smaller building lots and another wave of residential development occurred, the results
of which are distinctly visible in the 1912 Goad Fire Insurance Map of the area (Figs. 6 and 7 below).
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Fig. 6: Goad Fire Insurance Map of City of New Westminster, BC, 1912. The immediate neighbourhood of 1002-1004
and 1006-1008 3rd Avenue is outlined in red and examined in greater detail in Fig. 7 below. (Source: City of Vancouver
Archives, Map 342c Plate 120)

Fig. 7: Goad Fire Insurance Map of City of New Westminster, BC, 1912. 1002-1004 and 1006-1008 3rd Avenue are the
two pink structures near the middle of the figure. (Source: CVA 1972-472.07 Map 342c Plate 120)
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3.0 Statement of Significance
The following Statement of Significance of 1006-1008 3rd Avenue was prepared by Leslie Gilbert, Heritage
Consultant, July 2018.
3.1 Description of Historic Place
The historic place consists of a two storey plus partial basement residential building comprised of two side
by side units. It is distinguished by its masonry construction, symmetrical façade with recessed entry porch
and steeply pitched roofline. The residence is located on the south side of Third Avenue near the
intersection of Tenth Street in the Brow of the Hill neighbourhood and uphill from the historic commercial
core of New Westminster.
3.2 Heritage Value of Historic Place
1006 – 1008 Third Avenue has heritage value for its aesthetic, historic and social significance. It is
recognized as a unique property due to its built form (duplex), construction material (masonry) and
designer (Arlen Towle).
Aesthetic Significance
Together with the identical brick duplex at 1002-1004 Third Avenue, these buildings are one of the few
remaining examples from this era of a side by side “double” house. They are unique in New Westminster
as residential buildings constructed entirely of brick. 1006-1008 Third Avenue is valued for its
representation of the Victorian architectural style, exemplified by its symmetrical façade, peaked gable
roof and columnar front porch. The brick duplexes were designed by the American architect Arlen H.
Towle, who also designed three prominent commercial brick buildings on Columbia Street, all of which
were destroyed in the Great Fire of 1898. The brick duplexes on Third Avenue are the only remaining
buildings designed by Towle in New Westminster. No significant alterations have occurred to the building
over time, supporting the visual assessment that the historic place retains its original form and massing.
The building at 1006 – 1008 Third Avenue has further aesthetic value for its contribution to the cohesive
historic streetscape of Third Avenue.
Historic Significance
Built in 1892, the building has historic value for its longevity and association with the early development
of the Brow of the Hill neighbourhood in the early 1890s. This area had been identified as a working class
neighbourhood in Colonel Moody’s plan for the City of New Westminster, reflected in smaller lots with
modest housing. The property was adjacent to St. Andrews Square, a large area set aside as a park for
public enjoyment but in 1886 was apportioned into lots and auctioned for development. In 1892, when
the subject property was being constructed, there was only one other house on the block (at 1021 Third
Avenue).
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Social Significance
The residence also has social value for its contribution to the identity of the Brow of the Hill
neighbourhood. For several years post construction, the residence at 1006 – 1008 Third Avenue remained
vacant as it was considered on the periphery of the city and had minimal servicing. Industrialization of the
North Arm of the Fraser River attracted shipyard and factory workers to the area, in keeping with the
occupations of early working class residents of the duplex, such as carpenter, butcher and painter. In 2008
and 2017, permits were issued for filming on this property in recognition of its contribution to a unique
sense of time and place and provision of a cultural window into the past that is valued by the community.
3.3 Character Defining Elements
Key elements that define the heritage character of the brick residence at 1006 – 1008 Third Avenue
include:
•
•
•
•
•
•
•

•
•

Part of a grouping of late Victorian and Edwardian residences on the south side 1000 block Third
Avenue; properties slope to the southwest towards the Fraser River
Residential scale and massing as expressed by two side-by-side residential units with a height of
two storeys with partial basement
Rectangular plan with a symmetrical front façade; balanced placement of windows accentuated
with a central entry porch with recessed stoop and projecting portico. Front door with upper
transom window
Victorian architectural elements, including overall symmetry and columned entry portico with
band of decorative wooden trim under cornice. Ridge cresting originally mounted along the roof
connecting the two gables
Cross gable roof at each end of two units with steeply pitched peaked roofs
Prominent upper cornice and bargeboard with returns
Masonry construction consisting of painted red pressed brick, with stone lintel and sills above and
below windows. Brick on rear elevation has been plastered over into a flat finish. Small rear
addition with shed roof clad in large wood tile with “brushed” finish
Double hung, one-over-one wood sash windows with horns throughout except on the rear shed
roof addition which features multi-paned wood windows
Herringbone patterned brick path in front of main entry; small landscaped area in front yard
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4.0 Research Findings
Civic address: 1006 Third Avenue (Land)
PID: 002-177-129, 002-270-072, 002-177-111
Legal Plan: NWP 2620
Legal Description: Lot 2, New West District, Plan NWP2620 Parcel A, Suburban Block 5, Group 1
Zoning: Single Detached/RS-1
Neighbourhood: Brow of the Hill
Date of construction: 1892
Architect: A. H. Towle
Contractor: David Bain
The following table is a consolidated summary of residents of 1006-1008 3rd Avenue, as determined from
the available city directories for New Westminster.
Table 1: Consolidated list of residents of 1002-1004 3rd Avenue (BC Archives Library, New Westminster Archives and
Vancouver Public Library).
Year(s)

Address

1892

1008

1894
1895

Name(s)

Occupation (if listed)

Vacant

N/A

1002-8

Vacant houses

N/A

1008

Vacant house

N/A

[1896 to 1937: Available directories do not have a searchable street directory section for New Westminster]
1938

1940

1945

1950

1955

1006

Raffle, Mrs. Annie E

Widow

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

Raffle, Mrs. Annie E

Widow

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

McNeil, Neil (Mabel)

Active Service

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

Carruthers, David T
(Sibbla M)

Mechanic, International Harvester

1008

Wilson, Thos G (Evelyn)

Sales Manager Mc & Mc

1006

Carruthers, David T
(Sibbla M)
Carruthers, Barbara
Carruthers, Mary E

Mechanic, International Harvester

Wilson, Thos G (Evelyn)

Sales Manager Mc & Mc

1008

Student
Wrapper, Woodwards
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Table 1 (continued).
Year(s)

Address

1956-1957

1006

1958

1970

1977

1979-1980

1985

1992

Name(s)

Occupation (if listed)

Carruthers, David T
(Sibbla M)
Carruthers, Barbara
Carruthers, Mary E

Mechanic, International Harvester

1008

Wilson, Thos G (Evelyn)

Sales Manager, Mc & Mc

1006

Newton, Carl A (Helen I)

Salesman, E J Ferguson

1008

Wilson, Thos G (Evelyn)

Sales Manager, Mc & Mc

1006

Bonchal, Mrs Caroline J

Saleswoman, Field’s

1008

Wilson, Evelyn M

Widow

1006

Simonson, Richard

Employee, CPR

1008

Hurst, Douglas & Kath

Not listed

1006

Smith, Ken & Carla

Clerk, Lucky Dollar Store

1008

Olson, Della

Not listed

1006

Not listed

N/A

1008

Douglas, Brent V.

Not listed

1006

Hesper, S.

Not listed

1008

Zirk, Kent

Not listed

Student, UBC
Student, UBC
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5.0 Archival Photographs

Fig. 8: Front Façade of 1006-1008 3rd Avenue, 1906. Although the NWPL describes this photograph as either 10021004 or 1006-1008 3rd Avenue, on closer inspection, it can be confidently stated as 1006-1008 3rd Avenue. This is
based on looking at the three windows in the middle section of the northeastern side (on the left-hand side of the
photograph), since 1002-1004 3rd Avenue, being a corner lot house, in fact has four windows in this same section
(two on the first floor, two on the second). The slope of the street also suggests it is the house further down the
street from the corner, as 1002-1004 is nearer the crest of the hill and is flatter than this section of the street. Note
also the visible, original brick façade, today painted over and the front chimneys, today removed. (Source: NWPL
3155)
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Fig. 9: Front Façade of 1006-1008 3rd Avenue, 1971. (Source: NWA BCH 81)

Fig. 10: Back façade of 1006-1008 3rd Avenue, 1971. (Source: NWA BCH 81)
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Fig. 11: Northern corner of 1006 3rd Avenue, 1971. (Source: NWA BCH 81)

Fig. 12: Western corner, street view of 1006-1008 3rd Avenue, with 1002-1004 3rd Avenue visible down the street
as well, 1971. (Source: NWA BCH 81)
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Fig. 13: Front façade of 1006-1008 3rd Avenue, 1981. (Source: NWA “The Living City” Series, Roll 17, #18A)
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6.0 Current Photographs

Fig. 14: Front and partial northeastern view of 1006-1008 3rd Avenue, 2018. (Source: Cummer)

Fig. 15: Front façade of 1006-1008 3rd Avenue, 2018. (Source: Cummer)
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Fig. 16: Front and partial west view of 1006-1008 3rd Avenue, 2018. (Source: Zysblat)
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7.0 Conservation Objectives
1006-1008 3rd Avenue will remain on its original site, continuing with its residential use. Skylights will be
added to the roof to facilitate a usable and liveable space in the attic. However, as designed, these should
not be visible from the street level and should not impact the look of the house. The proposed work does
not affect the Heritage Values nor the Character Defining Elements of this historic place.
Preservation, Restoration and Rehabilitation are the conservation objectives for the building.
As defined by the Standards and Guidelines for the Conservation of Historic Places in Canada (2nd edition):
Preservation: The action or process of protecting, maintaining and/or stabilizing the existing
materials, form and integrity of an historic place or of an individual component, while protecting
its heritage value.
Restoration: The action or process of accurately revealing, recovering or representing the state of a
historic place or of an individual component, as it appeared at a particular period in its history,
while protecting its heritage value.
Rehabilitation: The action or process of making possible a continuing or compatible contemporary
use of an historic place or of an individual component, through repair, alterations, and/or additions,
while protecting its heritage value.

(Canada’s Historic Places 2010, p. 255)
Specifically, preservation of the windows, restoration of the chimneys and rehabilitation of the attic and
porches.

Fig. 17: BB Section of proposed work on the duplexes at 1002-1008 3rd Avenue, 2017. (Source: Billard Architecture)
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Fig. 18: Roof plan of proposed work on the duplexes at 1002-1008 3rd Avenue, 2017. (Source: Billard Architecture)

8.0 Building Description
The duplex located at 1006-1008 3rd Avenue is one of two twin purpose-built duplexes from 1892 at the
corner of 3rd Avenue and 10th Street in the Brow on the Hill Neighbourhood of New Westminster. It is a
two-storey brick building that has been painted for at least 45 years. In recent decades, the building has
been painted in a colour scheme that differentiates the units. The left-hand side (unit 1006) has been
painted red and the right-hand side (1008) has been painted a light grey. The house is symmetrical from
the front with a small shared porch in the centre providing coverage over the building’s entrances. There
is simple, subtle ornamentation on the porch’s trim in an Italianate style. The front porch, in particular, is
a very important element of the building. This house, and its neighbouring twin, are two of the few
remaining examples of 19th century duplexes in the area.
9.0 Condition Assessment
Overall, the building is in good condition. However, there are a few areas needing attention.
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9.1 Structure
The exterior of the duplex at 1006-1008 3rd Avenue appears to be in good condition. Both duplexes (10021004 and 1006-1008 3rd Avenue) were built on stone and concrete foundations and are constructed of
brick walls. The brick walls are distinctly still visible in the case of 1006-1008 3rd Avenue, which have not
been stuccoed.

Fig. 19: The exterior of 1006-1008 3rd Avenue, 2018. (Sources: Zysblat)

9.2 Foundations and Masonry
Overall, the condition of the walls and building envelope, from roof to foundation, appears to be good
and having aged well. Unlike its neighbour, this duplex at 1006-1008 3rd Avenue has a basement. Its stone
and concrete foundations are visible in the basement and can be seen to be in good condition. As for the
masonry, fortunately, there is no evidence of water in the bricks. There do not appear to be any bricks
spalling, nor does it seem that any have been removed or with mortar missing.

Figs. 20 and 21: The interior stone foundations visible in the basement of 1006-1008 3rd Avenue, 2018. (Sources:
Zysblat)
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Figs. 22 and 23: On the left is the interior concrete foundation visible in the enclosed back porch of 1006-1008 3rd
Avenue, 2018. On the right is the exterior concrete lip of the foundation of 1006 3rd Avenue, 2018. (Sources:
Zysblat)

9.3 Wood Elements
The structural timber elements, internal framing of the roof and floors, are partly visible in the basement
and appear to be in condition. The form of the building is true to the eye and there is no evidence of
failure inside the attic spaces. However, the visible and/or exterior wood elements of the porches,
windows, stairs and railings, are all in need of some repair and/or maintenance, as discussed in the
relevant sections below.

Figs. 24 and 25: A partial view of the interior wood frame structure, visible in the basement of 1006-1008 3rd
Avenue, 2018. (Sources: Zysblat)
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9.4 Roofing and Waterworks
Overall, the roof of the house is in good condition and the gutters appear to be in good operation.
According to the current owner, the roofing was redone in the last five years (c. 2013) and the gutters in
the last two years (c. 2016). The roof tiles were originally likely tin shingles, which have since been covered
in standard asphalt shingles for decades.

Fig. 26: The front view of the roof of 1006-1008 3rd Avenue, 2018. (Source: Zysblat)

Fig. 27: The back view of the roof of 1006-1008 3rd Avenue, 2018. (Source: Zysblat)
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On inspection, it appears the flat roof of the front porch was not redone at the same time as the main
roof, and this is something needing attention. There is organic growth and build up on the roof that will
continue to worsen if not addressed. The simple wooden columns of the front porch are also worn and
should be inspected for their integrity, stability and connection to the porch surface.

Fig. 28: The view of the front porch roof of 1006-1008 3rd Avenue, 2018. (Source: Zysblat)

Fig. 29: The view of the shared porch of 1006-1008 3rd Avenue, 2018. Note the roof and worn wood columns. (Source:
Zysblat)
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8.5 Chimneys
As confirmed by the historical photographs, both sides of the duplex originally had two chimneys each.
One tall, prominent one on either side of the outer edge of the building’s roof plane and one smaller one
at the back, above the kitchen gables. Both of this duplex’s front chimneys have been removed at some
point in time, at least before the 1970s, as they are already missing from the 1971 archival photographs.
The two remaining at the back are in fair condition, although with some updates and alterations to them
over time. For example, by the 1970s, both of the back chimneys were missing their corbelled chimney
caps, which would have been a part of their original design in 1892. These caps are still missing today. In
terms of materials, both surviving chimneys appear to retain their red bricks and have not been rebuilt in
concrete, although it seems there has been some reinforcement of the chimney at 1008 3rd Avenue.

Figs. 30 and 31: The surviving chimneys of 1006 3rd Avenue (left) and 1008 3rd Avenue (right), 2018. (Sources:
Zysblat)

9.6 Windows and Doors
The elements of the house that are in the poorest condition are the windows. It appears that all of the
windows (their frames, sashes and hardware) are the original ones from 1892 with some in better
condition than others. Over the years, some repair interventions have been carried out on them, however,
they have not all been rehung (some have but not all) or re-painted. All of the lintels and sills are brick
with a coating over them. According to the owner, it has been about ten years (c. 2008) since the last time
any work was carried out on the windows. Many of them, in particular their sills, are damaged, having
been exposed to the elements and not repaired or painted for a long time. Overall, the windows range
from poor to good, with certain elements needing to be replaced, as it does not appear that all elements
are salvageable.
As for the doors, they do not appear to be the original ones from 1892, which, based on the earliest
archival photo and trends in Victorian door design, featured a single light taking up the majority of the
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door plane, rather than the current smaller single window. The current doors have been present for
decades (at least since the 1970s, as visible in the archival photographs), likely from the 1940s or 1950s
as per their design, which was common in the mid-20th century. Overall, the doors are in good condition
and should be preserved (see Fig. 29 above).

Figs. 32 and 33: Two windows from 1006 3rd Avenue showing various signs of decay, 2018. (Sources: Zysblat)

Figs. 34 and 35: The interior windows of the enclosed back porch (left) and an interior view of one of the upper
windows of 1006 3rd Avenue (right), showing various signs of decay, 2018. (Sources: Zysblat)
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9.7 Cladding and Trimwork
1006-1008 3rd Avenue, unlike its neighbouring twin duplex, appears to have most of its original brickwork
simply painted rather than stuccoed. That being said, it does look as though a section of 1006 at the back
of the building has potentially been stuccoed as well. As for the wood trimwork, the fascia boards and
their returns and mouldings are all in good condition.

Fig. 36: The back upper view of 1006 3rd Avenue, 2018. It appears this section has possibly been stuccoed unlike its
neighbouring unit (1008), which shows the bricks have simply been painted grey with the brick outline still visible.
(Source: Zysblat)

LUPC Agenda Package Page 124

Fig. 37: Front view of the trimwork of 1006-1008 3rd Avenue, 2018. (Source: Cummer)

9.8 Finishes
The finishes of the duplex are in good condition with very few areas currently requiring attention.

Figs. 38 and 39: The exterior finishes of 1006 3rd Avenue (left) and 1008 3rd Avenue (right) in good condition, 2018.
(Sources: Zysblat)
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9.9 Landscaping
The landscaping on site is fairly dense and substantial in areas. There are certain plantings, in particular,
that are possibly growing too close to the structure. There is potential for damage to the foundations of
the building in a few areas. And, there is growth on the structure itself which should be removed. Further
investigation should be explored and remedies considered.

Fig. 40: View of the lush, potentially hazardous, landscaping at 1006-1008 3rd Avenue, 2018. Note the vines growing
on 1008 3rd Avenue both on the first floor and above the porch. Another view of the landscaping of 1008 3rd Avenue
is visible in Fig. 39 above. (Source: Zysblat)
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10.0 Recommended Conservation Procedures
10.1 Structure – Preservation
•

The main two-storey two-gabled structure will be preserved.

10.2 Foundations and Masonry – Rehabilitation and Restoration
•

The foundations should be checked by a structural engineer and reinforced, if and as needed.

10.3 Wood Elements – Preservation and Restoration
•

As addressed in greater detail in the relevant sections below (in particular, roofing and windows),
the wood elements should be preserved where possible and restored (repaired, maintained or
replaced in-kind), as needed.

10.4 Roofing and Waterworks – Restoration and Rehabilitation
•
•

The roofing of the front porch needs attention, requiring repair, replacement and maintenance.
The wood columns of the front porch should be thoroughly inspected and their lifespan
investigated. The columns, especially at the base, are in need of assessment and repair.

10.5 Chimney – Restoration
•
•

A close examination of the surviving chimneys was not possible. They should be assessed further
by a professional mason, to determine which need repointing, repair and/or replacement.
It would be preferable to see the chimneys restored to their appearance in 1892 in form and
material, including with a decorative corbelled cap.

10.6 Windows and Doors – Preservation and Rehabilitation
•
•
•
•

The windows of 1006-1008 3rd Avenue are the original 1892 windows and should be preserved.
They are the feature needing the most immediate attention with each one needing some degree
of work, whether on their frames, sills, sashes or glazing.
An immediate measure to allow for better protection of them is to install exterior wood storm
windows on all of the windows. This would be the best conservation approach for their long-term
preservation.
The proposed storm windows should be traditional wood storm windows: Single pane, single light
and of similar sash dimension to the window sash itself, to minimise the visual impact on the
building and to allow the windows to continue to be visible on the exterior. They should also be
painted the same colour as the current. Dimensions should be the same as the window sash as
per the proposed, historically appropriate colour scheme, outlined below. An ideal storm window
design will be hinged so that in the summer the top part can be opened to allow for ventilation
and they can be removed when repair and maintenance of the storms or the windows is needed.
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•
•

This is a reversible measure that would immediately benefit the building, providing greater
protection to the house and improving its performance in relation to temperature control, energy
efficiency and also from a noise perspective.
By introducing exterior storm windows, the original windows would essentially become interior
elements, allowing time to set a maintenance schedule for addressing each window over a period
of time to help determine which windows need to be repaired most urgently and for each to then
be individually taken apart and maintained, as needed.

10.7 Cladding and Trimwork – Preservation
•

•
•

Each part of the twin duplexes has their own unique identity. Although they are identical in form
and design, they have different and unique details, in particular their cladding and finishes. The
fact that one is stuccoed and the other painted and that all four are different colours are today
elements of identity to each unit.
1006-1008 3rd Avenue predominately has its brickwork simply painted. If a section is indeed
stuccoed, it is too invasive and risky a process to the bricks to consider removing the stucco layer.
This cladding should therefore by preserved.
The fascia boards with their decorative moulding and returns should also be preserved. Any work
being done at the gable should not remove this unique feature.

10.8 Finishes – Preservation and Restoration
•

•
•

•
•
•

Based on the historical photographs available, in 1906, the 1970s and the 1980s, these buildings
were painted in a single colour, however, since the mid-1980s, the current owners have treated
each house in two different colours. Both approaches are legitimate, however, considering the
most recent legacy and the current use, the colours distinguishing each unit should be preserved.
However, the current colour scheme does not necessarily need to be maintained.
On account of the original red brick façade, a proposed historically appropriate colour scheme for
each unit should be inspired by the 1890s trend of dark exteriors, incorporating a combination of
historical colours from the Benjamin Moore Historical True Colours Palette (VHF 2012), following
a three-colour exterior scheme: a dark or medium tone body colour (V17-V35), a dark or medium
tone trim colour (V17-V35) lintels, sashes, facia and porch elements; and a dark or medium tone
sash and door colour (V17-V35).
When repainting, the use of light colours on these buildings (VC1 to VC11) should be avoided, as
they are not colours traditionally used on the exterior of residential buildings in the 1890s.
Similar to the current colour of 1006 3rd Avenue, one section being painted in a red brick colour is
an appropriate way to honour the building’s original masonry work.
Follow Master’s Painters’ Institute, Repainting Manual procedures, including removing loose
paint down to next sound layer (not bare brick), clean surface with mild TSP solution with gentlest
means possible and rinse with clean water; do not use power-washing.

10.9 Landscaping
•

Further inspection of the site’s landscaping should be carried out to determine if there is any
threat to the structure.
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•
•

The foliage should be trimmed and moved away from the house to avoid further damage to both
the foundations and the building’s finishes.
All climbing vines currently growing on the building should be removed.

11.0 Proposed Alterations and Future Changes
11.1 Proposed Alterations
The major proposed change to this house is the introduction of the skylights in the attic to allow for a
usable and livable space in the attic. This alteration does not affect the visible design of the building, as
viewed from the street level and is a fairly minor intervention on the structure overall. The proposed
change is considered a reasonable intervention given generally accepted conservation standards,
rehabilitation needs and restricted site conditions. The proposed change does not affect the Heritage
Values and Character Defining Elements of the building.
11.2 Future Changes
Changes to the building’s configuration, particularly any additions, should be carefully considered for
minimal effect on the Heritage Values as embodied in the Character Defining Elements (CDEs) listed in the
building’s Statement of Significance (section 3.0 above).
12.0 Maintenance Plan
Following completion of the outlined conservation work, 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 the acceptable level or condition to which the heritage building is maintained
through the Heritage Maintenance Bylaw (CCNW 2018). As with the Heritage Conservation Plan, the
maintenance standards apply only to the exterior of the building.
As general upkeep is frequently overlooked and will lead to the deterioration of heritage resources,
maintenance standards warrant special attention to help to extend the physical life of a heritage asset.
Any building should be kept in a reasonable condition so that it continues to function properly without
incurring major expenses to repair deterioration due to neglect. The most frequent source of
deterioration problems is from poorly maintained roofs, rainwater works and destructive pests.
It is important to establish a maintenance plan using the information below:
12.1 Maintenance Checklist
a. Site
•
•
•

Ensure site runoff drainage is directed away from the building.
Maintain a minimum 2-ft clearance between vegetation and building face and a 12-inch-wide
gravel strip against the foundation in planted areas.
Do not permit vegetation (such as vines) to attach to the building.
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b. Foundation
•
•
•
•

Review exterior and interior foundations, where visible, for signs of undue settlement,
deformation or cracking.
If encountered, seek advice from a professional Engineer, immediately.
Ensure perimeter drainage piping is functional.
Arrange a professional drainage inspection every three to five years.

c. Masonry
•
•

Review structural integrity for deformation, leaning, cracked or spalling bricks.
If encountered seek advice from a professional Engineer, as this may be related to a foundation
problem and should be addressed.

d. Wood Elements
•
•
•

•

•

Maintaining integrity of the exterior wood elements is critical in preventing water ingress into
the building. Annual inspection of all wood elements should be conducted.
Closely inspect highly exposed wood elements such as the porches for deterioration. Anticipate
replacement in kind of these elements every 10 to 15 years.
Any signs of deterioration should be identified and corrective repair/replacement action carried
out. Signs to look for include:
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 (such as moss or moulds) or infestations (such as
carpenter ants);
o Animal damage or accumulations (such as chewed holes, nesting, or bird/rodent
droppings). These should be approached using Hazardous Materials procedures; and
o Signs of water ingress (such as rot, staining or mould).
Paint finishes should be inspected every three to five years and expect a full repainting every
seven to ten years. Signs to look for include:
o Bubbling, cracks, crazing, wrinkles, flaking, peeling or powdering; and
o Excessive fading of colours, especially dark tones.
Note all repainting should be as per the recommended historic colours in section 10.8 above.

e. Windows and Doors
•
•
•
•

Replace cracked or broken glass as it occurs.
Check satisfactory operation of windows and doors. Poor operation can be a sign of building
settlement distorting the frame or sashes or doors may be warped.
Check condition and operation of hardware for rust or breakage. Lubricate annually.
Inspect weather stripping for excessive wear and integrity.
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f.

Roofing and Rainwater Works

•

Inspect roof condition every five years, in particular looking for:
o Loose, split or missing shingles, especially at edges, ridges and hips;
o Excessive moss growth and/or accumulation of debris from adjacent trees; and
o Flashings functioning properly to shed water down slope, especially at the chimneys.
Remove roof debris and moss with gentle sweeping and low-pressure hose.
Plan for roof replacement at around 18 to 22 years.
Annually inspect and clean gutters and flush out downspouts. Ensure gutters positively slope to
downspouts to ensure there are no leaks or water splashing onto the building.
Ensure gutter hangers and rainwater system elements are intact and secure.
Ensure downspouts are inserted into collection piping stub-outs at grade and/or directed away
from the building onto concrete splash pads.

•
•
•
•
•

g. General Cleaning
•
•
•
•
•

The building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from the ground.
Cleaning prevents build up 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 the gentlest means possible, such as soft bristle brush and lowpressure 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 in wall assemblies and lead to larger problems.
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Appendix C
Preliminary Site Design
and Architectural Drawings
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