LIVE WEBCAST: Please note Committee of the Whole Meetings, Regular Meetings, Public Hearings,
Evening Meetings and some Special Meetings of City Council are being streamed and are accessible
through the website at http://www.newwestcity.ca/

COUNCIL IN COMMITTEE OF THE WHOLE
Notice is hereby given of the following Committee of the Whole Meeting:
March 30, 2015 at 3:00 p.m.
Council Chamber, City Hall

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

MOTION to adopt the minutes of the Committee of the Whole meeting held:
a.
March 2, 2015

PRESENTATIONS
2.

No Items
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UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

No Items

CONSENT AGENDA
City Clerk
5.

Amendment to Council Procedure Bylaw

Director of Development Services
6.

Steel and Oak Brewing Company, 1319 Third Avenue / Application for
Brewery Lounge

7.

223 Queen's Ave Heritage Bylaws for First and Second Readings to Allow
Subdivision and Construction of New Dwelling

8.

Development Variance Permit No. DVP00587 to vary Sign Bylaw
Requirements at 610 Sixth Street for Multi -Tenant Freestanding Signs at
Royal City Centre

Director of Engineering Services
9.

2015 Spring Freshet and Snow Pack Level

10.

Proposed Modification of the Existing Section 219 Covenant and
Encroachment Agreement for 660 and 668 Columbia Street

Director of Parks, Culture and Recreation
11.

Guiding Principles for Canada Games Pool / Centennial Community Centre
Project

ITEMS REMOVED FROM THE CONSENT AGENDA
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CORRESPONDENCE
12.

Correspondence for Action
Motion to receive and refer the following correspondence to staff for
consideration and response:
a.

Royal City Farmers Market letter dated March 17, 2015 regarding use
of the 4 th Street parking lot and waiver of fees

NEW BUSINESS
ADJOURNMENT
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There is no Report with this Item.
Please see Attachment(s).

1.a.

COUNCIL IN COMMITTEE OF THE WHOLE
Monday, March 2, 2015 at 9:00 a.m.
Council Chamber, City Hall

MINUTES
PRESENT:
Mayor Jonathan Coté
Councillor Bill Harper
Councillor Patrick Johnstone
Councillor Jaimie McEvoy
Councillor Chuck Puchmayr (entered the meeting at 3:45pm)
Councillor Mary Trentadue
Councillor Lorrie Williams
STAFF:
Ms. Lisa Spitale
Ms. Jan Gibson
Ms. Bev Grieve
Staff Sargent Trevor Dudar
Ms. Kim Deighton
Ms. Stephanie Lam

- Chief Administrative Officer
- City Clerk
- Director of Development Services
- New Westminster Police Department
- Manager of Bylaws and Integrated Services
- Council and Committee Clerk

GUESTS:
Mr. Reece Harding
Ms. Thea Hoogstraten
Mr. Dean P. Davison
Mr. Manjit Gill
Mr. Steve Gill
Mr. Sukhwant Banwait
Ms. Sue Olsen

- City Solicitor (Representing Council)
- City Solicitor (Police Department)
- Davison Law Group (Legal Counsel for Mr. Manjit Gill)
- Appellant
- Witness (Appellant’s Son)
- Interpreter/Translator
- Court Reporter, All Star Reporting

The meeting was called to order at 9:04am.
Procedural Note: Councillor Puchmayr was not present when the meeting was called to order
at 9:04am, and entered the meeting at 3:45pm.
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HEARING
1.

Reconsideration of Appeal Chauffeur Permit Denial

a.

Staff Report – Kim Deighton
Kim Deighton, Manager of Licencing and Integrated Services, summarized the staff
report dated March 2, 2015.

b.

Police Report – Trevor Dudar
Staff Sargent Trevor Dudar, Police Department, summarized Attachments A and B of
the report dated March 2, 2015.

c.

Representations by Mr. Manjit Gill
Mr. Dean P. Davison, Legal Counsel for Mr. Manjit Gill, requested clarification
regarding Staff Sargent Dudar’s report. Staff Sargent Dudar, referring to the report,
responded to Mr. Davison’s questions.
Following the representations of Mr. Manjit Gill, Council requested clarification
regarding Staff Sargent Dudar’s report. The following comments regarding the City’s
process were noted in response to Council’s questions:








One of the key issues pertaining to the denial of Mr. Gill’s Chauffeur Permit was
a matter of public safety;
When a patron hires a taxi, there is an expectation that the transaction will occur
in a safe manner;
Referring to the City’s Policy for considering Chauffeur Permits, the City
Solicitor advised that the language “any other reason” is also noted in the Motor
Vehicle Act and the City’s Commercial Vehicle Bylaw;
The conversations regarding intimacy, inappropriate touching, and uninvited
human contact are inappropriate and unsafe;
In the past three years, the police Department has processed approximately 400
Chauffeur Permit applications;
Approximately 40-50 applications for a Chauffeur Permit were denied;
The responsibility of approving and denying Chauffeur Permits is within the
duties of Staff Sargent Dudar’s role with the Police Department. When Staff
Sargent Dudar is away, the person acting in his position would assume the
responsibilities of reviewing the Chauffeur Permit applications.

Procedural Note: The meeting recessed at 10:29am and reconvened at 10:42am.
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Procedural Note: Mr. Sukhwant Banwait was the official interpreter/translator present
to translate for Mr. Manjit Gill.
Mr. Banwait, on behalf of Mr. Gill, summarized Mr. Gill’s recollection of the
incidences pertaining to the denial of the Chauffer Permit application.
Procedural Note: The meeting recessed at 11:41am and reconvened at 11:49am.
d.

Summaries
Mr. Davison and Ms. Hoogstraten summarized their cases with respect to the Chauffeur
Permit denial appeal process.
MOVED and SECONDED
THAT the information regarding the Chauffeur Permit Denial Process be received.
CARRIED.
All members of Council present voted in favour of the motion.

e.

Deliberation
Council discussed the staff reports and the verbal submissions received with regards to
the Chauffeur Permit denial appeal and the following comments were noted:





f.

The New Westminster Police Department’s processes used to evaluate Mr. Gill’s
Chauffeur Permit application was followed correctly;
Public Safety is of utmost importance when reviewing applications;
Referring to the three police reports provided in the package, there is concern
with respect to the interaction between Mr. Gill and the women making the
statements. It was suggested that a pattern of conduct has been established with
the documented reports, and could pose a safety risk to customers using Mr.
Gill’s taxi service;
A taxi driver is expected to adhere to a professional standard of conduct when
operating their vehicle and transporting passengers.

Decision
MOVED and SECONDED
THAT the report dated March 2, 2015 be received for information as part of a statutory
appeal pursuant to Section 36(7) of the Motor Vehicle Act; and
THAT Council upholds the decision of the Chief Constable’s designate to deny the
chauffeur permit to Mr. Manjit Gill based on the information in the memorandum of
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Staff Sgt. Dudar dated September 22, 2014 and based on the information provided to
Council at the hearing of March 2, 2015.
CARRIED.
All members of Council present voted in favour of the motion.
ADJOURNMENT
2.

MOTION to adjourn the Council in Committee of the Whole an d proceed to the closed
meeting in Committee Room 2.
MOVED and SECONDED
THAT the Committee of the Whole meeting be adjourned (12:26pm).
CARRIED.
All members of Council present voted in favour of the motion.

RECONVENE TO COMMITTEE OF THE WHOLE
3.

MOTION to reconvene to Committee of the Whole at 3:00 p.m. in the Council
Chamber.
MOVED and SECONDED
THAT the Committee of the Whole meeting be reconvened in the Council Chamber
(3:45pm).
CARRIED.
All members of Council present voted in favour of the motion.

ADDITIONS / DELETIONS TO THE AGENDA
MOVED and SECONDED
THAT the agenda be amended by:

Adding new item 18 – Resolution in support of Public – Rail Safety Week;

Adding to item 7 – Correspondence regarding Dog Park
CARRIED.
All members of Council present voted in favour of the motion.
The Consent Agenda - Council members may adopt in one motion all recommendations
appearing on the Consent Agenda or, prior to the vote, request an item be removed from the
Consent Agenda for debate or discussion, voting in opposition to a recommendation, or
declaring a conflict of interest with an item.
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MOVED and SECONDED
THAT items 11, 13, 14, and 16 be removed from the Consent Agenda.
CARRIED.
All members of Council present voted in favour of the motion.
MOVED and SECONDED
THAT the remaining Consent Agenda items be approved.
CARRIED.
All members of Council present voted in favour of the motion.
ADOPTION OF MINUTES
4.

MOTION to adopt the minutes of the Committee of the Whole meeting held:

a.

February 16, 2015
MOVED and SECONDED
THAT the Committee of the Whole Minutes dated February 16, 2015 be adopted.
CARRIED.
All members of Council present voted in favour of the motion.

PRESENTATIONS
5.

No Items

UNFINISHED BUSINESS
6.

No Items

REPORTS FOR ACTION
7.

Moody Park Dog Off Leash Area – Design Concept
Dean Gibson, Director of Parks, Culture, and Recreation, summarized the report dated
March 2, 2015 regarding the Moody Park Dog Off Leash Area – Design Concept.
Discussion ensued regarding the design options for the fencing, and the following
comments were noted:
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It was suggested that a Crime Prevention Through Environmental Design
(CPTED) approach be considered for the dog off leash area;
The number of picnic tables which will be enclosed in the off-leash area will be
installed in other areas of Moody park for guests to enjoy.

Concerns were expressed regarding the proposed size of the park, noting that
Attachment ‘A’ of the report dated March 2, 2015 has proposed to expand the
previously approved plans for the off-leash area. Discussion continued and members of
Council suggested that the revised plans maximize the use of the dog park and could
accommodate owners with larger dogs.
With respect to the fencing, members of Council discussed the options and suggested
that Option B – Formal Steel Pickets, could be the most esthetically pleasing for the
park. It was also suggested that Option B supports CPTED design.
MOVED and SECONDED
THAT the following correspondence regarding the Moody Park Dog Off Leash Area –
Designed Concept be received:
•
•
•

Email dated March 2, 2015 from Debby McKenzie
Email dated March 2, 2015 from Natalie Lawy
Email dated March 2, 2015 from Janice OBriain

THAT Fence Option B – Formal Steel Pickets, as noted on page 4 of the staff report
dated March 2, 2015, be approved.
CARRIED.
All members of Council present voted in favour of the motion.
MOVED and SECONDED
THAT the expanded design of the planned Dog Off Leash Area enclosure for Moody
Park as illustrated in Attachment “A” of the report dated March 2, 2015 be adopted in
principle.
CARRIED.
Mayor Coté, Councillor Harper, and Councillor Trentadue voted in opposition.
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CONSENT AGENDA
City Clerk
8.

2014 Local Government Election – Late Filing of Campaign Financing Disclosure
Statements
MOVED and SECONDED
THAT the report dated March 2, 2015 regarding late filing of Campaign Disclosure
Statements for the 2014 Local Government Election be received.
CARRIED.
All members of Council present voted in favour of the motion.

Director of Development Services
9.

Proposed Zoning Bylaw Amendment – Plumbing Fixtures in Detached Accessory
Buildings
MOVED and SECONDED
THAT Council give First and Second Reading to Zoning Amendment Bylaw No. 7743,
2015, which would permit one toilet fixture and one sink fixture and no other fixtures in
one and two unit residential detached accessory buildings, and that Council forward
the Bylaw to a Public Hearing on March 30, 2015.
CARRIED.
All members of Council present voted in favour of the motion.

10.

336 Agnes Street Heritage Revitalization Bylaw 7734, 2015 and Heritage
Designation Bylaw 7735, 2015 for First and Second Readings
MOVED and SECONDED
THAT Council refer Heritage Designation Bylaw No. 7735, 2015 and Heritage
Revitalization Agreement Bylaw No. 7734, 2015 to rezone 336 Agnes Street from Single
Detached Dwelling District (RS-2) to Single Detached Dwelling District (RS2)/Heritage Revitalization Agreement for consideration of First and Second Readings,
and forward the Bylaws to Public Hearing on March 30, 2015.
CARRIED.
All members of Council present voted in favour of the motion.
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12.

Proposed Rezoning of 210 Durham Street from RS-1 to RS-5 to Permit
Subdivision into Two Lots and Development Variance Permit Application to
Permit 9.1 Percent of Perimeter Lot Frontages – Preliminary Report
MOVED and SECONDED
THAT Council receive this report for information.
CARRIED.
All members of Council present voted in favour of the motion.

Director of Engineering Services
13.

Alberta Street Traffic Review
Jim Lowrie, Director of Engineering Services, introduced the report dated March 2,
2015 regarding the Alberta Street Traffic Review.
Discussion ensued and the following comments were noted:




It was suggested that Sapperton develop a neighbourhood traffic plan, noting
that data from a traffic plan can assist in understanding the impacts of new
density to the area;
Traffic management has been a topic of discussion at the Economic Health Care
Cluster Task Force Meetings;
The Police can be notified with respect to including the Sapperton area into the
traffic enforcement programming in order to address commercial vehicles
travelling in the residential areas;

Council commended staff for addressing the issues quickly, and staff advised that
residents could be made aware of the changes though a mail-out notification.
MOVED and SECONDED
THAT staff proceed with the installation of a traffic diverter at Alberta Street at East
Columbia Street on a trial basis and monitor the traffic impact on adjace nt streets.
THAT the City investigate options for signage and enforcement of commercial truck
traffic travelling on Alberta Street and Keary Street.
THAT the Mayor’s Task Force regarding Transportation address the possibility of
conducting a Sapperton Traffic Study Plan;
THAT, upon consideration of the development of a Sapperton Traffic Study Plan, staff
provide an analysis regarding the potential traffic impacts from new and possible
March 2, 2015
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developments in the area, and that the report also included a timeline for
implementation.
CARRIED.
All members of Council present voted in favour of the motion.
14.

Animal Shelter and Tow Yard – Terms of Reference
MOVED and SECONDED
THAT the report dated March 2, 2015 be received; and,
THAT the Animal Shelter and Tow Yard Terms of Reference be amended by correcting
the sentence under “Composition” to read “The Task Force will be chaired by a City
Councillor.
CARRIED.
All members of Council present voted in favour of the motion.

Director of Parks, Culture and Recreation
15.

The Parks, Culture and Recreation Department and the New Westminster Police
Department recommend approval for a one day Special Occasion Permit for each
of the following dates and times, issued to the New Westminster Sr. Salmonbellies
with the attached conditions and permission by the BC Liquor Control Licensing
Board for permits exceeding more than 2 permits per month:





League Play dates: May 28, June 4, 11, 18, July 2, 9, 16, 23 and 30
Tentative Playoffs: August 4, 8, 12, 15, 18, 22, 24 and 29 *** playoff dates may
change or not be needed pending league standings
Mann Cup National Tournament: September 2, 3, 5, 6, 7, 9, 10 *** Mann Cup
dates may change or not be needed pending league standings
Time: 7:00 p.m. to the end of the second period of each game

MOVED and SECONDED
THAT the New Westminster Sr. Salmonbellies’ Special Occasion Permit, as outlined in
the Committee of the Whole Agenda dated March 2, 2015 (item 15), be approved.
CARRIED.
All members of Council present voted in favour of the motion.
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General Manager, Electric Utility Commission
16.

2015/2016 Electrical Utility Rates
Council expressed their concerns regarding the increase in electrical utility rates for
2015/2016 and advised that the 6% increase is a result of the rates established by BC
Hydro.
Discussion ensued and it was noted that a 6% increase in electrical utility rates could
negatively impact local business, and affect the affordability of living in New
Westminster. Moving forward Council requested that the Electric Utility Commission
and staff report back with a comparison between the City’s Electrical Utility rates and
the Electrical Utility rates established by BC Hydro.
Discussion continued and Council noted that residents may understand how BC
Hydro’s Electrical Utility rates impact the City of New Westminster rates and
suggested that information regarding BC Hydro’s impacts be included in the City’s
utility bill.
MOVED and SECONDED
THAT electrical utility rates be increased by 6.0%, effective April 1, 2015;
THAT the attached Electrical Utility Amendment Bylaw No. 7668, 2015 be referred to
Regular Council for three readings (Attachment A).
THAT communication be included in the City’s Electric Utility Bill expla ining that the
City’s increased electric utility rate has been a direct result of BC Hydro increasing
their rate to the City by 6%.
THAT staff provide a comparison between New Westminster Electrical Utility rates and
BC Hydro Electrical rates in our surrounding municipalities.
CARRIED.
All members of Council present voted in favour of the motion.

ITEMS REMOVED FROM THE CONSENT AGENDA
11.

New Westminster SkyTrain Station Upgrades
Council spoke in support of the proposed New Westminster skytrain updates as noted in
the report dated March 2, 2015 and the following comments were noted:
Discussion ensued regarding possibly renaming the skytrain stations located in the City
to differentiate the locations of the four stops. The following suggestions were noted:
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New Westminster – Eighth Street
New Westminster – Anvil Centre
Columbia and Fourth Street

Discussion continued with respect to the proposed upgrades, and Council spoke to the
importance of ensuring the elevators are accessible to those who require them.
MOVED and SECONDED
THAT Council receive this report for information;
THAT TransLink be requested to consider options for renaming the New Westminster
Skytrain Station, as well as other Skytrain Stations located in New Westminster, as part
of their upgrades.
CARRIED.
All members of Council present voted in favour of the motion.
CORRESPONDENCE
17.

Correspondence for Information
Motion to receive the following correspondence:
a.

New Westminster & District Labour Council letter dated February 12, 2015
regarding declaring April 28 th as the official “Day of Mourning for Workers
Killed and Injured on the Job” and observing a minute of silence
MOVED and SECONDED
THAT the City of New Westminster declare April 27, 2015 as the official “Day
of Mourning for Workers Killed and Injured on the Job”, and that one minute of
silence be observed during the Regular Council meeting held that evening.
CARRIED.
All members of Council present voted in favour of the motion.

b.

City of Calgary letter dated February 11, 2015 regarding Mayor’s Poetry
City Challenge: A Celebration of Poetry, Writing and Publishing
MOVED and SECONDED
THAT the City of New Westminster participate in the 2015 Mayor’s Poetry City
Challenge by inviting the City’s Poet Laureate to read a poem at a Regular
Council meeting held in March.
CARRIED.
All members of Council present voted in favour of the motion.
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NEW BUSINESS
18.

Resolution in support of Public – Rail Safety Week
MOVED and SECONDED
WHEREAS Public Rail Safety Week is to be held across Canada from April 27 to May
3, 2015; and
WHEREAS it is in the public’s interest to raise citizens’ awareness on reducing
avoidable accidents, injuries and damage caused by collisions at level crossings or
incidents involving trains and citizens; and
WHEREAS Operation Lifesaver is a public/private partnership whose aim is to work
with the rail industry, governments, police services, the media and other agencies and
the public to raise rail safety awareness; and
WHEREAS Operation Lifesaver has requested City Council adopt this resolution in
support of its ongoing effort to save lives and prevent injuries in communities, including
our municipality;
THEREFORE BE IT RESOLVED that the City of New Westminster support national
Public – Rail Safety Week to be held from April 27 to May 3, 2015.
CARRIED.
All members of Council present voted in favour of the motion.

ADJOURNMENT
ON MOTION, the meeting was adjourned at 5:05pm.

JONATHAN COTÉ
MAYOR
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See Report under the Attachment(s)

5.

6.

REPORT
Development Services
To:

Mayor Coté and Members of Council
Committee of the Whole Meeting

Date:

From:

Beverly Grieve
Director of Development Services

File:

3/30/2015

Report #: 128/2015
Subject:

Steel and Oak Brewing Company, 1319 Third Avenue / Application for
Brewery Lounge

RECOMMENDATION:
THAT the following resolution be approved:
WHEREAS New Westminster City Council considered a staff report
regarding an application from Steel and Oak Brewing Company Ltd located
at 1319 Third Avenue to operate a 20 seat Brewery Lounge from 9:00 AM to
11:00 PM seven days per week;
WHEREAS the location is in an industrial area that is removed from nearby
residences;
WHEREAS there are no social, recreational, and public buildings nearby;
WHEREAS the maximum person capacity at 20 with closing hours of 11 PM
seven days a week is acceptable;
WHEREAS there are no other facilities in New Westminster with a similar
focus;
WHEREAS the establishment is not expected to negatively affect traffic
patterns or parking, and noise is not expected to be an issue because of the
small size and early closing hours;

City of New Westminster
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WHEREAS if the application is approved, the impact is expected to be
positive in that it will support tourism as well as provide a uni que venue for
local residents;
WHEREAS the applicant placed a sign in front of the business for 30 days
and two newspaper notices providing details regarding the application
inviting the public to submit comments to the City; and
WHEREAS the City received four written correspondences supporting the
application and none opposing it;
THEREFORE BE IT RESOLVED:
THAT New Westminster City Council recommend the issuance of a Brewery
Lounge licence to Steel and Oak Brewing Company Ltd to operate a 20 s eat
lounge located at 1319 Third Avenue, New Westminster from the hours of
9:00 AM to 11:00 PM seven days per week.

ORIGIN/PURPOSE
The purpose of this report is to provide information regarding an application to operate a
20 seat licensed lounge at Steel and Oak Brewery Company from 9:00 AM to 11:00 PM
seven days per week.
BACKGROUND
Steel & Oak Brewing Company located at 1319 Third Avenue is owned by Steel & Oak
Brewing Company Ltd. Jorden Foss and James Garbutt are the Directors of the company
and have owned and operated the brewery since its inception in June 2014.
The brewery is located in the North Arm North neighbourhood at the corner of Third
Avenue and Levi Street. Its main entrance is facing Third Avenue. The back of the
building has five parking spots available for staff and patrons. There is free parking at the
front of the business on Third Avenue as well as along Levi Street.
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The company currently holds a Manufacturer’s Licence from the Liquor Control and
Licensing Branch (“the Branch”) and is the only brewery operating in the City. The
licence permits the manufacturing of beer and includes providing free samples to the
public for tasting. The licence also has an endorsement that permits the sale of products
made at the manufacturing facility to the public in an on-site retail store.
The owners have applied to the Branch for a lounge endorsement to operate a 20 seat
brewery lounge. Rationale regarding the owners’ proposal is included in their letter of
intent contained within the application summary sent to the City by the Branch – see
Attachment A.
EXISTING POLICY/PRACTICE
Liquor Control and Licensing Branch Policy
Any company making spirits, wine, cider or beer in British Columbia must have a
manufacturer's licence from the Branch. Those with a manufacturers licence may set
aside an area as a sampling room to provide samples to the public, apply for one on-site
retail store and/or or apply for additional licence “endorsements" such as a lounge, special
event area, tour area and picnic area.
A lounge is an area where customers can purchase and consume product made on-site
without being limited to the sample size portions allowed in a tasting room.
The licensee may serve draught beer in single servings of no more than 24 oz (680 ml) or
smaller servings of multiple brands, provided the total served at one time is no more than
24 oz (680 ml). Pitchers or other multiple serving containers shared by two or more
patrons may contain no more than 60 oz (1.7 litres) of draught beer.
Happy hours are permitted providing the price does not fall below the minimum pricing
allowed by the Branch.
Minors are allowed in your sampling room, facility, lounge, special event area and/or
store only if accompanied by a parent or guardian.
The Branch’s processes for considering an application for a lounge endorsement can be
summarized as follows:
 The operator must submit an Application For Permanent Change To A Liquor License
to the Branch;
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 The applicant must request the local government to provide a resolution to support or
oppose the application. Prior to considering a resolution, the local government must
conduct a public input process to obtain the views of residents. The resolution must
consider a number of criteria including the potential for negative impacts on the
community and the views of residents. The local government may also choose to opt
out of the process and not provide comments on the application. If the City chooses to
opt out, the Branch proceeds to implement a public input process and independently
assesses the application;
 After the local government provides a resolution regarding the application, the Branch
proceeds to make a final decision regarding the matter.
City Policy/Practice Regarding Liquor Applications
The City’s practice is to opt into the process by providing resolutions regarding liquor
license applications. As noted above, the Branch requires the local government to seek
public comments on an application before considering a resolution. The City’s practice to
obtain public input on liquor applications is to have the applicant post a site sign and two
newspaper notices to invite public comments on the application.
The City’s practice is to also obtain comments from the Police Service, Liquor Inspecto r
and civic departments regarding the applicant’s compliance record, bylaw issues and
potential community impacts. Comments received from these parties and the public are
provided to Council when a resolution to support or not support an application is
considered.
ANALYSIS
A. Public Comments
The applicant posted a sign in front of the business for 30 days and placed two notices in
a local newspaper advising the public of the application and inviting public comments. A
total of four pieces of correspondences were received. All were in support of the
application. The letters are provided as Attachment B.
B. Police, Liquor and Staff Comments
The Police Service, civic departments and Liquor Inspector have reviewed the application
and provided the following comments:
Police Service
The Police Service advise they have no concerns regarding the operation or the proposed
changes.
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Liquor Inspector
The Liquor Inspector reports the establishment has no compliance history or issues and,
as such, the Branch has no concerns regarding the application.
Civic Departments
Steel & Oak Brewing Company is located in a Light Industrial District (M-1) zone and is
surrounded on all sides by properties zoned M-1. In 2013, in response to changes in the
Provincial Liquor Licence regulations related to alcohol manufacturing operations, the
City amended the Zoning Bylaw to allow lounge endorsement areas, up to 30 occupants.
The nearest residences are 230 meters away on Quayside Drive.
The brewery has five parking spots at the back of the property and there is ample parking
on both Third Avenue and Levi Street to accommodate customers. Further, the applicant
advises that neighbouring businesses offer their parking spots after 5 PM.
City staff has not received complaints regarding noise associated with the current
operation of the brewery. Since there is no increase in patron capacity, no live music
being offered, and closing hours are 11 PM, staff does not expect the granting of this
endorsement to result in any complaints regarding noise in the future.
OPTIONS
There are three options Council could consider:
1. Approve the Requested Liquor License Amendment
City Council could choose to support the requested liquor license amendment by
approving a resolution approving the application. If this option is preferred, the reasons
for the decision need to be stated in the resolution.
2. Not to Approve the Requested Liquor License Amendment
City Council could decide not to support the requested liquor license amendment by
denying the application. If this option is preferred, reasons for the decision need to be
stated in the resolution.
3. Other
Council could provide other directions regarding this matter.
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Staff recommend option 1.
INTERDEPARTMENTAL LIAISON
Staff from Development Services, the Police, and Liquor Control and Licensing were
consulted regarding this matter.

ATTACHMENTS:
Attachment A: Application Information from LCLB
Attachment B: Correspondence Received Regarding Application to Amend Liquor
License

Kim Deighton
Manager, Licensing & Integrated
Services
Approved for Presentation to Council
Original Signed by:

Beverly Grieve
Director of Development Services
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Attachment A
Application Information from LCLB
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Further details of the liquor licensing application process can be found in the “Role of Local
Government and First Nations in the Provincial Liquor Licensing Process” guidelines, previously
sent to you and also available on the Branch website at http://www.hsd.gov.bc.ca/lclb/

If you have any questions regarding this application please contact me at 250 952-5770 or email
chandra.morrison@gov.bc.ca
Yours sincerely,

Chandra Morrison
Senior Licensing Analyst
Liquor Control & Licensing Branch
Enclosures: Application Summary, Letter of Intent and Floor Plan
cc:

Kane Scott, Liquor Inspector
Jordan Foss, Steel & Oak Brewing Company Ltd.

Steel & Oak Brewing Co.

November 20, 2014

3. LOCATION/SITE FACTORS
The legal description of the proposed site is PID 006-639-453. The proposed endorsement is a
brewery lounge to overlap the current on-site retail store. The establishment will offer a small
selection of locally made snacks and the applicant hopes to use food trucks to offer the full
range of food required for a brewery lounge. The lounge will offer pre-corded music as
entertainment.
See the attached Applicant’s Letter of Intent for details of the proposed Lounge endorsement,
including the following details:
a)
b)
c)
c)
d)
f)
g)

Business Focus or Purpose
Target Market
Composition of the Neighbourhood and Reasonable Distance Measure
Benefits to the Community
Noise in the Community
Impact on the Community
Other impacts, comments or requests

Please note that the applicant’s letter of intent is enclosed as an attachment to this report for
reference purposes. The information or statements included in the letter of intent have not been
confirmed unless otherwise stated in this report.

4. CONTRAVENTION STATISTICS
The Liquor Control and Licensing Branch will provide contravention statistics for manufacturers,
liquor primary and liquor primary club establishments near the subject location upon request.

5. POPULATION AND SOCIO-ECONOMIC INFORMATION





Circle population statistics for 2001 and 2006 are available from BC Stats by emailing
your request to BC.Stats@gov.bc.ca
BC Stats Community Facts includes the BC Benefits recipient and EI Beneficiary
statistics and is available at http://www.bcstats.gov.bc.ca/data/dd/facsheet/facsheet.asp
Statistics Canada Population breakdown by categories is available at:
http://www12.statcan.ca/census-recensement/2006/dp-pd/prof/92-591/index.cfm?Lang=E

6. PUBLIC INTEREST
In providing its resolution on the proposed brewery endorsement applications, local government
must consider and comment on each of the regulatory criteria indicated below. The written
comments must be provided to the general manager by way of a resolution within 90 days after
the local government receives notice of the application, or any further period authorized by the
general manager in writing.
Regulatory Criteria local government or First Nation must consider and comment on:
a) The location of the establishment;
b) The proximity of the establishment to other social or recreational facilities and
public buildings;
c) The person capacity and hours of liquor service of the establishment;
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d) The number and market focus or clientele of liquor primary licence
establishments within a reasonable distance of the proposed location;
e) The impact of noise on the community in the immediate vicinity of the
establishment; and
f)

The impact on the community if the application is approved.

The local government or first nation must gather the views of residents in accordance
with section 11.1 (2) (c) of the Act and include in their resolution:
(i) the views of the residents,
(ii) the method used to gather the views of the residents, and
(iii) its comments and recommendations respecting the views of the residents;

A sample resolution template and comments are enclosed as attachments 2 and 3 to
this report for reference purposes.

For use by Liquor Control and Licensing Branch:
REGULATORY CONSIDERATIONS
Liquor Control and Licensing Act, Sections 11, 16 and 18
Liquor Control and Licensing Regulations, Sections 4, 5, 6, 8, 10
POLICY CONSIDERATIONS
Policy Manual, Section 3.2, Applicant Eligibility Assessment
Policy Manual, Section 3.3, Site and Community Assessment
Policy Manual, Section 3.4, Building Assessment and Issue of a Licence
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ATTACHMENT 1

APPLICANT’S LETTER OF INTENT
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ATTACHMENT 2
Sample Resolution Template for a Liquor-Primary or Liquor-Primary Club Licence Application
General Manager, Liquor Control and Licensing Branch
RE: Application for a liquor-primary licence at: (address of proposed establishment)
At the (council/board) meeting held on (date), the (council/board) passed the following resolution
with respect to the application for the above named liquor licence:
“Be it resolved that:
1. The (council/board) (recommends/does not recommend) the issuance of the licence
for the following reasons: (detail and explain reasons for recommendation)
2. The (council’s/board’s) comments on the prescribed considerations are as follows:
(see the following page for sample comments for each criterion – a comment on each
must be included in the resolution. Where a staff report has been prepared that
addresses the criteria this can be used to provide Council’s comments provided the staff
report is referenced in the resolution and there is a clear statement that Council endorsed
the comments in the report.
(a) The location of the establishment (provide comments)
(b) The proximity of the establishment to other social or recreational facilities and
public buildings (provide comments)
(c) The person capacity and hours of liquor service of the establishment (provide
comments)
(d) The number and market focus or clientele of liquor-primary licence
establishments within a reasonable distance of the proposed location (provide
comments)
(e) The impact of noise on the community in the immediate vicinity of the
establishment (provide comments), and
(f) The impact on the community if the application is approved (provide comments)
3. The (council’s/board’s) comments on the views of residents are as follows: (describe
the views of residents, the method used to gather the views and provide comments and
recommendations with respect to the views. If the views of residents were not gathered,
provide reasons).
The undersigned hereby certifies the above resolution to be a true copy of the resolution passed
by the (council/board) of (local government/First Nation) on (date).
Sincerely,
(signature)
(name and title of official)
(local government/First Nation)
Note:
• All of the items outlined above in points 1, 2(a) through (h) and 3 must be
addressed in the resolution in order for the resolution to comply with section 10
of the Liquor Control and Licensing Regulation.
• Any report presented by an advisory body or sub-committee to the council or
board may be attached to the resolution.

Steel & Oak Brewing Co.

November 20, 2014

ATTACHMENT 3
Sample Resolution Comments for a Liquor-Primary Licence Application
The following are examples that illustrate the type of comments that local government and First
Nations might provide to demonstrate they have taken into consideration each of the criterion in
reaching their final recommendation. Comments may be a mix of positive, negative and neutral
observations relevant to each criterion. The final recommendation is the result of balancing
these ‘pros and cons’.
The list is not intended to illustrate every possible comment as the variations are endless, given
the wide range of applications and local circumstances.
It is important that the resolution include the comment and not refer to a staff report, as the
general manager cannot suppose that the local government considered all the criteria unless
comment on each criterion is specifically addressed in the resolution itself.
Local government or First Nation staff may wish to contact the Liquor Control and Licensing
Branch for assistance on drafting the content of a resolution before it is presented to local
government or First Nation to avoid resolutions that do not comply with the regulations.
(a) The location of the establishment:
The location is in a commercial area that is removed from nearby residences and is
suitable for a late night entertainment venue where some street noise at closing time
can be anticipated.
(b) The proximity of the establishment to other social or recreational facilities and public
buildings:
The only nearby social, recreational and public buildings do not conflict with the
operation of a late night entertainment venue.
– or The proposed location is across a lane from a church with an attached retirement facility
and church hall routinely used for youth group gatherings. The proximity of the proposed
establishment is not considered compatible with the existing facilities.
(c) The person capacity and hours of liquor service of the establishment
The maximum person capacity of 250 with closing hours of 2:00 a.m. Tuesday through
Saturday and midnight on Sunday is acceptable. A larger capacity or later hours is not
supported given the few number of police on duty at that time.
(d) The number and market focus or clientele of liquor-primary licence establishments within
a reasonable distance of the proposed location:
The existing establishments are large public house establishments that focus on exotic
entertainment or are nightclubs that attract patrons 19 to 25 years of age. The proposed
establishment is a small local pub style facility with an extensive menu and is designed
to appeal to couples wanting a quiet adult venue for socializing in their community.
There are no other (or few other) facilities with a similar focus.
(e) The impact on the community in the immediate vicinity of the establishment:
The establishment is not expected to negatively affect traffic patterns and noise is not
expected to be an issue because [of the small size and early hours] – or – [the applicant
has agreed to various noise baffling strategies to ensure the neighbours are not
disturbed by late night music]. The applicant has met the requirements of the zoning
bylaw with regard to road access and parking.
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The impact on the community if the application is approved:
If the application is approved, the impact is expected to be positive in that it will support the
growth in tourism and offer a new social venue for residents.

The Council’s comments on the views of residents are as follows:
The views of residents within a half mile* of the proposed establishment were gathered by way
of *written comments that were received in response to a public notice posted at the site and
newspaper advertisements placed in two consecutive editions of the local newspaper.
Residents were given 30 days from the date of the first newspaper advertisement to provide
their written views. Residents were also given an opportunity to provide comments at the public
meeting of Council held on March 18, 200X.
A total of 63 responses were received from businesses and residents. Of the responses
received, 21 were in support of the application citing the creation of additional jobs and a new
entertainment venue for the area as their primary reasons. A total of 42 letters were received in
opposition to the application. The primary reason cited by those in opposition was the proposed
closing hours of 4 am. A number of business residents in the area also cited the lack of parking
as an area of concern.
The following three examples illustrate ways Council may complete their comments on the views
of residents based upon the preceding fact pattern.
1. Council agrees that a 4 am closing time for this establishment would not be appropriate
and therefore recommends that the establishment have a closing time of 2 am to be
consistent with the other licensed establishments in the area. Council does not agree
with the parking concerns raised by some of the local businesses as the proposed
establishment’s peak operating hours will be after the surrounding businesses have
closed.
Council recommends that a liquor licence be issued with hours of operation ceasing at 2
am. Council believes that the majority of residents in the area support the issuance of
the licence provided the closing hours are no later than 2 am. The establishment will
create new jobs and provide a new entertainment venue that is needed in this area.
– or –
2. There are 6450 residents within the half mile radius of the proposed establishment.
Notwithstanding that there is a two to one ratio of opposed residents to residents that
support the application Council is of the view that the 42 residents who are in opposition
represent a small proportion of the overall population that may be affected by this
establishment. Council also notes that frequently only residents who oppose a proposal
are the ones that respond; consequently Council is of the view that the rest of the
residents are not opposed to issuance of a liquor licence for this establishment.
Council recommends that a liquor licence be issued with hours of operation ceasing at 4
am. Council believes that the majority of residents in the area support the issuance of
the licence. The establishment will create new jobs and provide a new entertainment
venue that is needed in this area.
– or –
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3. Based upon the input received by residents within a half mile of the proposed
establishment there is a two to one ratio of opposed residents to residents that support
the application. The opposition to this establishment comes from both homeowners and
businesses. Council is of the view that with both the residential and business
communities’ opposition to this proposed establishment that the issuance of a licence for
this establishment would be contrary to the community standard for this area.
Despite the potential creation of additional jobs and a new entertainment venue for the
area Council is unable to support the issuance of a liquor licence for this establishment.
Council recommends that a licence not be issued.
*The local government or First Nation determines the appropriate
area to be included and the method for gathering those views

Attachment B
Correspondence Received Regarding
Application to Amend Liquor License

From:
Sent:
To:
Subject:

Stephen <stephendbarron@gmail.com>
Wednesday, February 11, 2015 10:56 AM
Kim Deighton
Brewery lounge application

Hi.
I live at 802-420 Carnarvon St in New Westminster and would like to support the application for a brewery
lounge for Steel and Oak Brewing Company. This will be a positive addition to the City and I look forward to
seeing similar enterprises in the City.
Thank you,
Stephen Barron 778 885 6582
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From:
Sent:
To:
Subject:

Aaron Mitchell <aaronmitchell604@gmail.com>
Wednesday, February 11, 2015 8:21 PM
Kim Deighton
steel and oak

I totally approve of the proposal. This is a great business, great local owners, and exactly what New West needs.
Please keep promoting great local business!!!!!
Aaron Mitchell
302 - 11 Royal Avenue east
New Westminster, BC
V3L 0A8

1

From:
Sent:
To:
Subject:

della wittig <dellawittig@hotmail.com>
Thursday, February 12, 2015 6:50 PM
Kim Deighton
Steel & Oak Brewing Co.

Hi, as a resident of New Westminster, I would like to voice my support for Steel & Oak Brewing Co. to be able to open a
lounge. I've been to their location, and while there, felt it would make a great location for a lounge.
Also, I think that the city of New West is sorely lacking in cool spaces. Which makes us locals have to travel downtown,
or to Commercial drive for that type of experience.
I just want to add, that the guys at Steel & Oak were very professional, knowledgeable and friendly, and I wish them
well. It's exciting to have them do so well in our city!
Della Wittig
1016 seventh Avenue
V3m 2j5
Sent from my iPad

1

From:
Sent:
To:
Subject:
Attachments:

Hugh Brown <aardvark@saintaardvarkthecarpeted.com>
Sunday, February 22, 2015 10:41 AM
Kim Deighton
Letter in support of Steel & Oak's application to run a brew lounge
signature.asc

To whom it may concern:
I wish to register my support of Steel & Oak Brewing Company's application to run a brew lounge at 1319 Third Avenue.
I've been a supporter of Steel & Oak since their opening, and having a craft brewery in New Westminster is something
that never fails to impress people from other cities. I think a brew lounge would be a great addition to their facilities
and the city.
Sincerely,
Hugh Brown
243-18 Jack Mahony Place
New Westminster, BC
V3L 5V8
-Hugh Brown
http://saintaardvarkthecarpeted.com
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7.

REPORT
To:

Mayor Coté and Members of Council
Committee of the Whole Meeting

Date:

3/30/2015

From:

Beverly Grieve
Director of Development Services

File:

HER00506

Report #: 108/2015
Subject:

223 Queen's Ave Heritage Bylaws for First and Second Readings to
Allow Subdivision and Construction of New Dwelling

RECOMMENDATION:
That Council refer Heritage Designation Bylaw No. 7711, 2015 and Heritage
Revitalization Agreement Bylaw No. 7710, 2015 to rezone 223 Queen’s Avenue
from Single Detached Dwelling District (RS-1) to Single Detached Dwelling
District (RS-1)/Heritage Revitalization Agreement for consideration of First and
Second Readings, and forward the Bylaws to Public Hearing on April 27, 2015.

PURPOSE
An application has been received for a Heritage Designation Bylaw and a Heritage
Revitalization Agreement to retain and protect the 1897 Lynch Residence and to
subdivide the property into two lots with the conservation of the existing house on one lot
and the development of a new house on the other. The purpose of this report is to provide
information to Council for their consideration of the heritage bylaws for First and Second
Readings.
BACKGROUND
Applicant:

Rita Dixon

Architect:

Noort Homes

Current Zoning:

Single Detached Dwelling District (RS-1)

Proposed Zoning:

Single Detached Dwelling District (RS-1)/
Heritage Revitalization Agreement

City of New Westminster

March 30, 2015

OCP land use designation:

Residential – Low Density (RL)

Site Data: Existing

Frontage:
Depth:
Area:
Frontage:
Depth:
Area:
Frontage:
Depth:
Area:

Site Data: Proposed Lot A
(223 Queen’s Ave)
Site Data: Proposed Lot B
(Gifford Place)

2

54.99 ft (16.76 m)
206 ft (62.79 m)
11,300 sq ft (1,053 sq m)
54.99 ft (16.76 m)
120.5 ft (36.73 m)
6,628.4 sq ft (615.80 sq m)
54.99 ft (16.76 m)
85.2 ft (25.97 m)
4,684 sq ft (435.16 sq m)

PROPOSAL
The applicant proposes entering into a Heritage Revitalization Agreement (HRA) in order
to retain and restore the 1897 house. The house has heritage value for its age, design and
association with two long-term owners. In return for agreeing to an exterior maintenance
schedule and long-term legal protection of the house, the applicant is requesting:
subdivision of the property into two lots (one at 6,628.4 sq ft and one at 4,691 sq ft) ; for
each site an increase in allowable density (0.63 for the heritage house lot and 0.65 for the
new lot), and a reduction of off-street parking (0 for the heritage house lot and 1 for the
new lot); for the new house an increase in allowable site coverage (43%), a reduction in
the front yard setback (5.50 ft) with an allowance for parking in the setback, and a slight
increase in accessory structure site coverage (10.4%); for the heritage lot an increase in
height (28.20 ft).
The heritage house and the new house would each have a secondary suite. The required
parking would be accommodated for the new property through an accessory structure
which would be accessed by the rear named lane, Gifford Place. The heritage house
would not provide off-street parking.
The following information includes the variations and relaxations being requested
through the HRA:
Zoning Bylaw
Site Area
Floor Space
Front Yard Setback
Floor Space Ratio
Height (midpoint)
Overall Site Coverage
Off-street Parking
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6,000 sf (557.42 sm)
3,313.75 sf (307.88 sm)
24.10 ft (7.34 m)
0.50 FSR
25.00 ft (7.62 m)
35%
Section 150.7
2

Lot A - 223 Queen’s Ave
(Heritage House)
6,627.50 sf (615.71 sm)
4,222.09 sf (392.24 sm)
29.8 ft (9.08 m)
0.64 FSR
28.20 ft existing (8.6 m)
23%
0
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Zoning Bylaw

Site Area
Floor Space Ratio
Front Yard Setback
Attached Accessary
Structure Site Coverage
Overall Site Coverage
Parking
Off-Street Parking

6,000 sf (557.42 sm)
0.50 FSR
17.06 ft (5.2 m)
10%
35%
Not in front yard setback
Section 150.7
2

3
Lot B - Gifford Place
(New House)
4,691.50 sf (435.85 sm)
0.65 FSR
5.50 ft (1.68 m)
10.4%
43%
In front yard setback
1

The proposed new house would be a style that is respectful of the heritage house and has
been designed with consideration given to adjacency factors with the existing eastern
neighbour. For example, the rooms on the main floor nearest the east property line consist
of a bathroom, a bedroom and the kitchen. Windows are limited to one per room on the
east elevation in order to minimize visual oversight between the two houses. The upper
floor has been set back 14 feet from the east property line.
This proposal would be regulated by Heritage Agreement Bylaw 7710, 2015. See
Appendix A.
As per City policy, a Heritage Designation Bylaw would also be placed on title. See
Appendix B for Heritage Designation Bylaw 7711, 2015.
SITE CONTEXT
The property at 223 Queens Avenue is located in the Queens Park neighbourhood, which
is characterized by single-family residential, some low-rise multi-family apartment
buildings, City Hall, a school (Urban Academy) and park space. There are single
detached dwellings on all sides of the subject property. See Appendix C for a site context
map.
Proximity to Transit
Transit Facility
SkyTrain Station
Frequent Transit Network
Transit Stop

Frequency
3 minutes
10 minutes
30 – 60 minutes

Distance (m)
768 m
265 m
25 m

The site is within walking distance of the frequent transit network.
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POLICY CONTEXT
Official Community Plan
The OCP land use designation for the subject site is Residential-Low Density. This area
will contain low density residential uses including single detached houses, detached
townhouses, low density multi-family uses, churches and may contain small scale local
commercial uses such as home based businesses and corner stores.
Heritage Policy Context
There is recognition in the community that there should be a variety of heritage incentive
tools that assist and encourage property owners to conserve their heritage buildings, and
that the most effective legislative tool to achieve this is often the Heritage Revitalization
Agreement (HRA). In exchange for long-term legal protection and exterior restoration,
certain zoning relaxations, including an increase in density, are seen as incentives that
offer property owners a financially viable means for conservation. Provisions for the local
government to negotiate a Heritage Revitalization Agreement are set out in Section 966
of the Local Government Act.
A heritage property which is the subject of an HRA is also protected with a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term protection on the land title of a property and which is the primary form
of regulation that can prohibit demolition. Any changes to a protected heritage property
must first receive approval from City Council (or its delegate) through a Heritage
Alteration Permit. Provisions for the local government to place Heritage Designation
Bylaws on properties are set out in Sections 967, 968 and 969 of the Local Government
Act.
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects
within the city.
APPLICATION PROCESS
The application is at step #4 as noted below.
Step

Projected Completion

1

Preliminary Report

Fall 2014

2

Neighbourhood Consultation
a) Neighbourhood Open House
b) Residents' Association meeting
Committee / Commission Consultation

3
4

HRA and Heritage Designation Bylaws to Council for
consideration of First and Second Readings
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Fall 2014
Fall 2014
Spring 2015
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5
6

7

March 30, 2015

Heritage Bylaws to Council for Public Hearing and
consideration of Third Reading
Completion of legal requirements, servicing agreements,
payments and any other outstanding technical and/or
adoption items
Heritage Bylaws to Council for consideration of Adoption

5
Spring 2015
Spring 2015

Spring 2015

The Community Heritage Commission (CHC) reviewed the proposal at their December 3,
2014 meeting and recommended the proposal proceed to Council for consideration.
The Advisory Planning Commission (APC) reviewed the proposal at their December 2,
2014 meeting and supported the proposal. The APC report is attached in Appendix D.
The applicants held a public open house on November 20, 2014. There was support
expressed by those in attendance. The applicants presented their application to the
Queen’s Park Residents’ Association (RA). There were questions regarding parking but
the application was received favourably overall.
DISCUSSION
Official Community Plan
The application meets the Official Community Plan (OCP) land use designation of
Residential-Low Density. It meets the intentions of the OCP by providing low density
residential single detached houses and by retaining a heritage building.
Heritage Value
The Lynch Residence was constructed in 1897 for Frederick J. Lynch. It is valued for its
age and architectural style and for the original features and elements that are still extant,
including some interior features such as an oak herringbone parquet floor and an elegant
formal staircase. It is also valued for its association with two long-term owners: Frederick
and Mary Lynch (1913-1945) and Robert and Rita Dixon (1965-2014). The Heritage
Conservation Plan, which contains the Statement of Significance, forms an attachment to
the HRA bylaw, which is attached in Appendix A.
The Heritage Conservation Plan identifies that the house only requires a maintenance
schedule now, having been well-maintained for many years. It also recommends some
minor restoration in the future, which would require a Heritage Alteration Permit. All
work on the heritage house would be based on the Heritage Conservation Plan combined
with investigations conducted on-site when that future work is carried out.
The application meets the objectives of the Heritage Revitalization Agreement Policy by
balancing public and private benefits. The allowance of subdivision and increase density,
as well as the other proposed relaxations, would be an equitable benefit to the applicant in
exchange for legal protection and exterior maintenance/restoration of the historic hous e.
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The Heritage Conservation Plan for the proposal meets the principles outlined in the
OCP. The exterior maintenance/restoration is consistent with the “Standards &
Guidelines”. The Community Heritage Commission has reviewed and supports the
Heritage Conservation Plan, the Statement of Significance and the proposed plans for the
new house. The architectural drawings form an attachment to the HRA bylaw, which is
attached in Appendix A.
ADOPTION REQUIREMENTS
Prior to the heritage bylaws being brought forward for Council’s consideration of
adoption, the following must be agreed to and/or completed:
 Statutory Right of Way legal agreement;
 Engineering servicing agreements;
 Payments; and

 Any other outstanding technical items.
Statutory Right of Way
Given the narrow width of Gifford Place, which the proposed new house would front, and
the fact that Gifford Place is a dead-end street, the Engineering Department is requiring
that a statutory right of way be provided at the north-west corner of the proposed new
property. This has been identified on the site plan that will form part of the HRA bylaw.
The details of the legal agreement that will establish the statutory right of way will be
confirmed prior to the adoption of the heritage bylaws.
INTERDEPARTMENTAL LIAISON
The Engineering Department, the Parks, Culture and Recreation Department, the
Electrical Department, and the Fire Department have reviewed this proposal. The City
Solicitor was consulted in the drafting of the heritage Bylaws.
OPTIONS
The following options are presented to Council for consideration:
1) That Council refer Heritage Designation Bylaw No. 7711, 2015 and Heritage
Revitalization Agreement Bylaw No. 7710, 2015 to rezone 223 Queen’s Avenue
from Single Detached Dwelling District (RS-1) to Single Detached Dwelling
District (RS-1)/Heritage Revitalization Agreement for consideration of First and
Second Readings, and forward the Bylaws to Public Hearing on April 27, 2015; or
2) That Council provide staff with alternative direction.
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Staff recommends Option #1.

CONCLUSION
The Lynch Residence at 223 Queen’s Avenue is an historically important house in the
Queen’s Park neighbourhood, particularly for its pre-1900 age. A Heritage Revitalization
Agreement and Heritage Designation would ensure its legal protection in exchange for
subdivision of the property and the construction of a new house on the new lot.

ATTACHMENTS:
Appendix
Appendix
Appendix
Appendix

A: Heritage Revitalization Agreement Bylaw No. 7710, 2015
B: Heritage Designation Bylaw No. 7711, 2015
C: Site Context Map
D: Advisory Planning Commission Report

Julie Schueck,
Heritage and Community Planner

Jackie Teed,
Manager of Planning

Approved for Presentation to Council
Original Signed by:

Beverly Grieve
Director of Development Services
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Lisa Spitale
Chief Administrative Officer

Appendix A
Heritage Revitalization Agreement
Bylaw No. 7710, 2015

CORPORATION OF THE CITY OF NEW WESTMINSTER
HERITAGE REVITALIZATION AGREEMENT (223 QUEEN’S AVENUE) BYLAW NO. 7710, 2015
A Bylaw to enter into a Heritage Revitalization Agreement under
Section 966 of the Local Government Act

WHEREAS the City of New Westminster and the owner of property located at 223 Queen’s Avenue
in New Westminster wish to enter into a Heritage Revitalization Agreement in respect of the
property;
NOW THEREFORE, the Council of the City of New Westminster enacts as follows:
Citation
1.

This Bylaw may be cited as “Heritage Revitalization Agreement (223 Queen’s Avenue)
Bylaw No. 7710, 2015”.

Heritage Revitalization Agreement
2.

The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered owner of the property located at 223 Queen’s Avenue legally described as PID:
013‐332‐708, Parcel “B” (Explanatory Plan 2324) of Lot 8 Suburban Block 5 Plan 2620.

3.

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

READ A FIRST TIME this ___ day of ______________, 2015.
READ A SECOND TIME this ___ day of _____________, 2015.
PUBLIC HEARING held this ___ day of _____________, 2015.
READ A THIRD TIME this ___ day of ________________, 2015.
ADOPTED this ___ day of ______________, 2015.
Mayor

Corporate Officer

2
SCHEDULE “A”
HERITAGE REVITALIZATION AGREEMENT (223 QUEEN’S AVENUE)
THIS AGREEMENT dated for reference the 17th day of February, 2015 is
BETWEEN:
RITA MARY DIXON, 223 Queens Avenue, New Westminster, BC V3L 1J7
(the “Owner”)
AND:
CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal
Avenue, New Westminster, BC V3L 1H9
(the “City”)
WHEREAS:
A.

The Owner is the registered owner in fee simple of the land and all improvements located
at 223 Queen’s Avenue, New Westminster, British Columbia, legally described as PID: 013‐
332‐708, Parcel “B” (Explanatory Plan 2324) of Lot 8 Suburban Block 5 Plan 2620 (the
“Land”);

B.

There is one principal building situated on the Land, known as the FJ Lynch Residence (the
“Heritage House”), and the City and the Owner agree that the Heritage House has heritage
value and should be conserved;

C.

The Owner intends to apply to the Approving Officer for the City for approval to subdivide
the Land into two separate parcels, generally as shown on the site plan attached as
Appendix 1 (the “Site Plan”);

D.

If the proposed subdivision of the Land is approved by the City’s Approving Officer, the
Heritage House will be situated on that portion of the Land labeled on the Site Plan as
“Proposed Lot 2”;

E.

If the proposed subdivision of the Land is approved by the City’s Approving Officer, the
Owner intends to construct a new residential building (the “New House”) on that portion
of the Land labeled on the Site Plan as “Proposed Lot 1”;

F.

Section 966 of the Local Government Act authorizes a local government to enter into a
Heritage Revitalization Agreement with the owner of a heritage property, and to allow
variations of, and supplements to, the provisions of a bylaw or a permit issued under Part
26 or Part 27 of the Local Government Act;
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G.

The Owner and the City have agreed to enter into this Heritage Revitalization Agreement
setting out the terms and conditions by which the heritage value of the Heritage House is
to be preserved and protected, in return for specified supplements and variances to City
bylaws;

THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid by
each party to the other and for other good and valuable consideration (the receipt of which each
party hereby acknowledges) the Owner and the City each covenant with the other pursuant to
Section 966 of the Local Government Act, as follows:
1

Condition Precedent
1.

This Agreement shall be subject to the satisfaction of the following condition precedent on
or before the date stipulated:
(a)

On or before December 31, 2015 the Approving Officer of the City has approved a
subdivision plan in respect of the Land generally as shown on the Site Plan and that
subdivision plan has been deposited in the Land Title Office and fee simple title has
been raised to each of the two new parcels.

This condition precedent is for the benefit of both the Owner and the City and it cannot be
waived. Nothing in this Agreement commits the Approving Officer to approve the proposed
subdivision of the Lands. In this Agreement, the defined term “Land” shall include the two
individual parcels into which the Land is subdivided, unless expressly stated otherwise. The
date on which this condition precedent is satisfied is referred to as the “Effective Date”.
2

Conservation of Heritage House
2.

Promptly following the Effective Date, the Owner shall commence and complete the
preservation, restoration, and rehabilitation of the Heritage House (the “Work”) in
accordance with the “FJ Lynch Residence – 223 Queen’s Avenue, New Westminster –
Conservation Plan” prepared by Leslie Gilbert, Planning Consultant and dated August 2014,
a copy of which is attached as Appendix 2 (the “Conservation Plan”).

3.

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

4.

The Work shall be done at the Owner’s sole expense in accordance with generally accepted
engineering, architectural, and heritage conservation practices. If any conflict or ambiguity
arises in the interpretation of Appendix 2, the parties agree that the conflict or ambiguity
shall be resolved in accordance with the “Standards and Guidelines for the Conservation of
Historic Places in Canada”, published by Parks Canada in 2003.

5.

The Owner shall, at the Owner’s sole expense, engage a member of the Architectural
Institute of British Columbia or the Association of Professional Engineers and Geoscientists
of British Columbia (the “Registered Professional”) to oversee the Work and to perform the
duties set out in section 6 of this Agreement.
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6.

3

prior to commencement of the Work, provide to the City an executed and sealed
Confirmation of Commitment in the form attached as Appendix 3;

(b)

erect on the Land and keep erected throughout the course of the Work, a sign of
sufficient size and visibility to effectively notify contractors and tradespersons
entering onto the Land that the Work involves protected heritage property and is
being carried out for heritage conservation purposes;

(c)

obtain the City’ s approval for any changes to the Work, including any amended
permits that may be required;

(d)

upon substantial completion of the Work, provide to the City an executed and
sealed Certification of Compliance in the form attached as Appendix 4; and

(e)

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

The Owner shall commence and complete all actions required for the completion of the
Work, as set out in the Conservation Plans in Appendix 2, within three years following the
Effective Date.

Ongoing Maintenance
8.

5

(a)

Timing and Phasing of Restoration
7.

4

The Registered Professional shall:

Following completion of the Work, the Owner shall maintain the Heritage House in good
repair in accordance with the Conservation Plan and the maintenance standards set out in
City of New Westminster Heritage Properties Minimum Maintenance Standards Bylaw No.
6498, 1998, as amended or replaced from time to time, and, in the event that Bylaw No.
6498 is repealed and not replaced, the Owner shall continue to maintain the building to the
standards that applied under Bylaw No. 6498 immediately prior to its repeal. If any conflict
or ambiguity arises between the interpretation of the Conservation Plan and Bylaw No.
6498 (as amended or replaced), the parties agree that the conflict or ambiguity shall be
resolved in accordance with the “Standards and Guidelines for the Conservation of Historic
Places in Canada”, published by Parks Canada in 2003.

Damage to or Destruction of the Heritage House
9.

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

10.

If, in the opinion of the City, the Heritage House is completely destroyed, the Owner shall
construct a replica, using contemporary material if necessary, of the Heritage House that
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complies in all respects with the Conservation Plan in Appendix 2 and with City of New
Westminster Zoning Bylaw No. 6680, 2001, as varied by this Agreement, after having
obtained a heritage alteration permit and any other necessary permits and licenses.
11.
6

Heritage Designation
12.

7

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

Conformity with City Bylaws
16.

11

The Owner shall construct the New House in accordance with the design plans and
specifications prepared by Noort Homes and having File No. C‐4503‐R, attached hereto as
Appendix 6 (the “Approved Plans”), full‐size copies of which plans and specifications are on
file at the New Westminster City Hall. The Owner agrees that the City may,
notwithstanding that such a permit may be issuable under the City’s zoning and building
regulations and the B.C. Building Code, withhold a building permit applied for in respect of
Proposed Lot 1 if the building the Owner wishes to construct is not in accordance with the
Approved Plans.

Interpretation
15.

10

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

Construction of New House
14.

9

The Owner irrevocably agrees to the designation of the Heritage House as a municipal
heritage site, in accordance with Section 967 of the Local Government Act, and releases the
City from any obligation to compensate the Owner in any form for any reduction in the
market value of the Land or the Heritage House that may result from the designation.

Variations to City’s Zoning Bylaw
13.

8

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

The Owner acknowledges and agrees that, except as expressly varied by this Agreement,
any development or use of the Land, including any construction, restoration and repairs of
the Heritage House, must comply with all applicable bylaws of the City.

No Application to Building Interiors
17.

Unless otherwise stated, the terms and conditions of this Agreement respecting the
Heritage House apply only to the structure and exterior of the building, including without
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limitation the foundation, walls, roof, and all exterior doors, windows and architectural
ornamentation.
12

Future Alterations
18.

13

Statutory Authority Retained
19.

14

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

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

Indemnity
20.

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

21.

In no case shall the City be liable or responsible in any way for:
(a)

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

(b)

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

arising directly or indirectly from compliance with the restrictions and requirements in this
Agreement, wrongful or negligent failure or omission to comply with the restrictions and
requirements in this Agreement or refusal, omission or failure of the City to enforce or
require compliance by the Owner with the restrictions or requirements in this Agreement
or with any other term, condition, or provision of this Agreement.
15

No Waiver
22.

No restrictions, requirements, or other provisions of this Agreement shall be deemed to
have been waived by the City unless a written waiver signed by an officer of the City has
first been obtained, and without limiting the generality of the foregoing, no condoning,
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excusing or overlooking by the City on previous occasions of any default, nor any previous
written waiver, shall be taken to operate as a waiver by the City of any subsequent default
or in any way defeat or affect the rights and remedies of the City.
16

Inspection
23.

17

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

Enforcement of Agreement
24.

The Owner acknowledges that it is an offence under Section 981(1)(c) of the Local
Government Act to alter the Land or the Heritage House in contravention of this
Agreement, punishable by a fine of up to $50,000.00 or imprisonment for a term of up to 2
years, or both.

25.

The Owner acknowledges that it is an offence under Section 981(1)(b) of the Local
Government Act to fail to comply with the requirements and conditions of any heritage
alteration permit issued to the Owner pursuant to this Agreement and Section 972 of the
Local Government Act, punishable in the manner described in the preceding section.

26.

The Owner acknowledges that, if the Owner alters the Land or the Heritage House in
contravention of this Agreement, the City may apply to the B.C. Supreme Court for:

27.

(a)

an order that the Owner restore the Land or the Heritage House to its condition
before the contravention;

(b)

an order that the Owner undertake compensatory conservation work on the Land
or the Heritage House;

(c)

an order requiring the Owner to take other measures specified by the Court to
ameliorate the effects of the contravention; and

(d)

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

The Owner acknowledges that if the City undertakes work to satisfy the terms,
requirements or conditions of any heritage alteration permit issued to the Owner pursuant
to this Agreement upon the Owner’s failure to do so, the City may add the cost of the work
and any incidental expenses to the taxes payable with respect to the Land, or may recover
the cost from any security that the Owner has provided to the City to guarantee the
performance of the terms, requirements or conditions of the permit, or both.
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28.

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

29.

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

seeking an order for specific performance of the Agreement;

(b)

any other means specified in this Agreement; or

(c)

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

and the City’s resort to any remedy for a breach of this Agreement does not limit its right
to resort to any other remedy available at law or in equity.
18

Headings
30.

19

Appendices
31.

20

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

Number and Gender
32.

21

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

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

Successors Bound
33.

All restrictions, rights and liabilities herein imposed upon or given to the respective parties
shall extend to and be binding upon their respective heirs, executors, administrators,
successors and assigns.
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IN WITNESS WHEREOF the Owner and the City have executed this Agreement as of the date
written above.
Signed, Sealed and Delivered in the )
presence of:
)
)
)
)
Name
)
)
)
Address
)
)
)
Occupation
CORPORATION OF THE CITY OF NEW
WESTMINSTER by its authorized signatories:
Mayor:
Corporate Officer:

RITA MARY DIXON

)
)
)
)
)
)
)
)
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APPENDIX 2
CONSERVATION PLAN

FJ LYNCH RESIDENCE
223 QUEEN’S AVENUE
NEW WESTMINSTER
CONSERVATION PLAN

Leslie Gilbert
Heritage Planning Consultant
August 2014
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1) Introduction
Study Purpose
The F J Lynch Residence at 223 Queen’s Avenue, constructed in 1897, is a historic building with
community heritage value. It is currently not designated as a heritage property or listed in the
City of New Westminster Heritage Register.
The City has received an application from Noort Homes Limited to negotiate a Heritage
Revitalization Agreement (HRA) for the Lynch Residence. The HRA proposes to subdivide the
property into two lots and construct a new single storey residence in the rear lot accessed from
Gifford Place. As a requirement of the application, a heritage consultant has been retained to
prepare a Statement of Significance and Conservation Plan for the Lynch Residence.
Scope
This Conservation Plan includes a description of the site and Statement of Significance (SOS)
prepared for the FJ Lynch Residence. The SOS describes the heritage values of the historic
place and lists its character-defining elements.
This report draws upon the character-defining elements listed in the SOS as a basis for the
condition assessment of the historic building. The final section of this report includes a building
condition review and Conservation Plan. As the Lynch Residence has been well maintained
over the years and is in good physical condition, the recommended approach is primarily a
Heritage Conservation Maintenance Plan.
Methodology
Site visits of the F J Lynch Residence were conducted by the heritage consultant in August 2014
for the purpose of visually assessing the yard and building exterior. The current property owner
granted access to the interior and provided information on the history of the house from 1965
when it was purchased. Photographs of the exterior elevations and interior spaces were taken
to document the condition of the historic place. All images contained in this report were taken
by the heritage consultant.

2

2) Site Description
Location
The FJ Lynch Residence is significant for its prominent location in New Westminster’s Queen’s
Park neighbourhood. The historic character of Queen’s Park is characterized by its consistent
streetscapes of fine restored homes augmented by mature landscaping.
Located mid-block on the north side of Queen’s Avenue between Second and Third Streets, the
property is adjacent to a number of parks in addition to the 75 acre Queen’s Park, including
Tipperary Park, Clinton Place and Sullivan Park. The Lynch Residence is surrounded on all sides
by single detached residential homes.

3

History
The F J Lynch house is historically significant for its association with the late Victorian and
Edwardian era of residential development of Queen’s Park. The Queen’s Park neighbourhood is
generally defined as the area adjacent to New Westminster’s downtown north of Royal Avenue
and is bounded by Sixth Avenue to the north, Sixth Street to the west and Queen’s Park to the
east. Queen’s Park is known for having one of the highest concentrations of authentic historic
houses in the province.
The Lynch Residence was constructed one year before New Westminster’s Great Fire of 1898. It
was one of seven houses constructed prior to 1900 on Queen’s Avenue.1 Historically, the house
is significant for its longevity as a single detached home in the Queen’s Park neighbourhood,
although it was altered significantly to meet changing family needs.
Following the economic depression of the 1890’s and Great Fire of 1898, New Westminster
experienced a period of growth and prosperity. Significant transportation and infrastructure
improvements were initiated in Queen’s Park at this time such as street paving, the installation
of curbs and sidewalks, sewer connections and the introduction of electricity. The local
economy grew rapidly until the depression of 1913 temporarily halted development. The
Queen’s Park neighbourhood was essentially developed by the 1920’s after which time
residential growth slowed.
As identified in the Statement of Significance for 223 Queen’s Avenue, the F J Lynch Residence
exhibits two styles of architecture; the main floor of the house in the late Victorian style of
architecture and the second storey in the more refined Edwardian style of architecture. A
building permit was taken out in 1914 for the purpose of an addition to the second storey,
however it is not known whether the changes involved the addition of a new second storey or if
an existing second storey was merely altered at that time. The original building permit records
are vague; historic photographs and plans are not available. Considering the lack of archival
evidence, it is presumed that the Lynch Residence looks much as did in 1914 after alterations
were made to the second storey, with the exception of cladding and some detailing.
Unfortunately, historic photographs of the early home have not been located and the name of
the original architect and builder are unknown. The architect for the 1914 addition is recorded
as Will Hayman.

1

New Westminster Planning Dep’t Report “New Westminster’s Oldest Houses” January 28, 2008, File 13.2610.01

4

3) Heritage Value
The FJ Lynch House currently does not have heritage status. However, as a requirement of the
Heritage Revitalization Agreement application, a Statement of Significance has been prepared
for the property, including a description of heritage values and list of the character-defining
elements.

STATEMENT OF SIGNIFICANCE
F J LYNCH RESIDENCE
223 QUEEN’S AVENUE, NEW WESTMINSTER, BC

DESCRIPTION OF HISTORIC PLACE
The F J Lynch Residence at 223 Queen’s Avenue, constructed in 1897, is a two storey
wood frame house located in New Westminster’s historic Queen’s Park neighbourhood.
The house is set close to the street on a relatively flat property with a large rear yard.
HERITAGE VALUE
The FJ Lynch Residence is valued for its historic, architectural and social significance.
The F J Lynch Residence is valued for its association with two primary owners. The
residence was primarily occupied by two families: the Fredrick Lynch family (1913 –
1945) and the Robert Dixon family (1965 – 2014) showing remarkable stability of
ownership and dedication to community. It was continuously used as a single family
residence and not divided into smaller suites as were many of the larger houses in
Queens Park.
The home is associated with early owner Frederick J Lynch (1877-1945) proprietor of
the Beaver Cigar Factory at 418 Royal Avenue, his wife Mary Lavena Lynch (nee
Bilodeau, 1882-1971) and their three children Francis, Frederick and Roy. Frederick
Lynch, who played on and later managed the New Westminster “Salmonbellies”
lacrosse team and served three terms as City Alderman, has been described as “one of
the most popular and widely known men in BC” and highly regarded for “promoting the
progress and advancement of New Westminster”.2

2

Howay & Schofield, “BC: From the Earliest Times to the Present” Vol. III, Vancouver: S J Clarke Publishing Co.,
1914, pp 151-52.

5

The residence was modified over the years to meet changing family needs. It exhibits
two distinct architectural styles reflective of the construction era: a main storey built in
1897 in the Italianate style of the Victorian period and a second storey addition in 1914
in the more refined Edwardian style of architecture. The main floor features an inset
partial wrap-around front verandah with panelled balustrades balanced by an inset bay
window. The Edwardian-era second storey features cubic massing, hipped roof with
wide overhangs and lapped wooden siding with cornerboards. The F J Lynch
Residence provides an opportunity to view the functional elements of the house as they
evolved to accommodate changing family needs for over a century.
The transitional Victorian – Edwardian architectural style evident in the Lynch
Residence is reflective of the changing preferences and styles in the early development
of the Queen’s Park neighbourhood. Particularly with the second storey addition, the
Lynch House is significant in its representation of the booming economy in the early
1900’s throughout Western Canada.

CHARACTER-DEFINING ELEMENTS
Key elements that define the heritage character of the F J Lynch House include:
• Location in the 200 block of Queen’s Avenue near Queen’s, Sullivan and Tipperary
parks and set among houses of similar scale and vintage
• Residential form, scale and massing as expressed in its asymmetrical plan, two
storey height and hipped roof with wide overhangs
• Narrow lapped cedar siding with cornerboards on the second storey
• Double hung wood sash windows, some with leaded or coloured glass and an offset
bay window on the front facade
• Semi-octagonal projecting side wrap-around verandah with square columns
• Internal red-brick chimney with leaded glass side lights
Interior Features:
• 11’3” ceiling height on both the main and second storey
• Oak herringbone parquet flooring with a boarder of inlaid mahogany in a Grecian
design on the main floor (rare, original to the house and well preserved)
• Board and batten wood wainscoting, lathe and plaster walls
• Staircase with built in seating at the base, wood trim and substantial newel posts
• Brass door knobs and brass light switch plates with pearlized push buttons
• Working boiler in basement (dated 1913) and radiators serving the main and second
floors

Sources:
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New Westminster Planning Department
New Westminster Public Library
New Westminster Museum and Archives
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4) Conservation Plan
Description of the Historic Place
The FJ Lynch Residence is a two storey and basement single detached residential dwelling. It
has a rectangular footprint with narrow side facing Queen’s Avenue. The residence features a
hipped roof with deep overhangs. The main roof, front sun porch and verandah as well as the
side bay window are clad with cedar. Sometime in the 1950s, the side elevations of the house
were clad in various toned composite shingles. These exterior shingles were removed by the
owner in the 1970s and replaced with bevelled cedar siding.
Visual observation shows that the wood frame structure is in good condition and has been well
maintained over its life. There is no evidence that a fire occurred in the house or that it
experienced structural damage. By anecdotal accounts, the second major property owner,
Robert Dixon, undertook extensive repairs to the exterior of the building throughout the 1970s
and 1980s.
Steps of poured crushed aggregate lead to the front door. The solid wood side railings feature a
similar trim detail as the main house. With multi-paned half lights and dark brass handle, the
wood door may be original to the house. The east side of the front façade features an inset bay
window, offsetting the semi-octagonal side wrap verandah on the west side. Painted wooden
soffits are coffered and visible in the underside of the verandah. The verandah and bay window
are finished in crown moulding. A single simple red brick chimney provides venting for the
wood burning fireplace and is situated along the east side of the house. Rainwater is diverted
from the roof by means of continuous and contemporary aluminum downspouts.
Windows are primarily double hung, one over one sash and wood framed with the exception of
two bays and a large casement window on the west façade with two side casements and a
leaded transom. Not all the wood windows are original to the house; several aluminum
windows were removed by the owner in the 1970s and 1980s and replaced with wood
casement windows.
The main floor consists of a front hall and staircase, living room, dining room, kitchen, family
room and laundry room. A rear porch is accessed off the laundry room at the back of the
house. The kitchen was enlarged at one point with the addition of the family room, laundry
room and rear porch; this may have been done when the building permit was approved for the
second storey addition. Three bedrooms and a bathroom are situated on the second storey.
According to the terms of the proposed HRA, the Lynch Residence will be retained as a single
family residence. No new units will be added to the house and the interior floor plan will not
be reconfigured.
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Conservation Principles
Conservation of the F J Lynch Residence will be done in accordance with the Parks Canada
“Standards and Guidelines for the Conservation of Historic Places in Canada”. The “Standards
and Guidelines” were adopted by New Westminster Council in 2008 as the basis to consider all
future heritage applications and processes. The proposed HRA for the Lynch Residence will
include retention of the character-defining elements on the building exterior as identified in the
SOS, where feasible.
The “Standards and Guidelines” defines the following three conservation approaches:
Preservation: a program of maintenance and intervention designed to prevent further
deterioration and to keep a building or structure “as is” – that is, to respect the present
form, material, material and integrity. Emphasis is placed on the conservation of
existing material.
Restoration: the process of returning a building or structure to the appearance of an
earlier time by removing later material and by replacing missing elements and details.
Rehabilitation: the process of returning a property to a useable state through repair or
alteration. Rehabilitation makes possible an efficient contemporary use while preserving
those portions and features that are significant to the property’s historic, architectural
and cultural values.
The overall approach to conservation of the F J Lynch Residence will primarily involve
Preservation, a program of maintenance, to the four elevations of the house. Some exterior
elements, specifically on the front façade of the residence, will require Restoration work at an
appropriate future date.
If the F J Lynch Residence is listed on the City’s Heritage Register, the building may be eligible
for variances under the applicable legislation that could result in a higher degree of heritage
conservation. In addition, buildings listed on a Heritage Register may be exempt from provincial
energy efficiency standards, allowing upgrades to heritage character-defining elements, such as
original windows and doors, which would otherwise be compromised. The provisions allow a
more sensitive approach to energy efficiency standards resulting in a higher degree of heritage
retention. Detailed information relating to energy efficiency considerations is available in the
Parks Canada “Standards and Guidelines for the Conservation of Historic Places in Canada”.
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Conservation Plan
a) Site:
Description

•
•
•
•

Rationale

The landscape elements are in excellent condition and together enhance the
visual appeal of the historic place.

crushed aggregate walkway and stairs leading to house entry
wood picket fence and gate on west side of the property
extensive lawn, shrubs and garden beds surrounding the property
rear yard mast from the Dixon family boat re-purposed as a flag pole and
used to anchor clothesline

Conservation Preservation and Restoration
Approach
Maintenance Recommended continuance of regular garden maintenance including pruning,
Plan
mulching, weeding and fertilizing to maintain flowers, shrubs and other
natural landscape features as well as lawn mowing. Homeowner to inspect
retaining wall and stairs annually for cracks and repair deterioration as
needed. Maintenance to include annual cleaning as necessary using a nonabrasive method. Any damage to the rear yard during the construction phase
is to be restored to existing. The mast flagpole requires restoration and is due
for cleaning, scraping, sanding, priming and repainting to extend its life.

Back yard
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Photo of mast flagpole in back yard

West side picket fence and gate
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b) Roofing and Soffits:
Description

•
•

Rationale

The main roof should be clad in asphalt shingles due to its longevity and fire
retardant qualities. Original soffits around the building perimeter and in
verandah ceiling appear to still be in place and should be retained.

Pyramidal hipped roof reflective of the Edwardian style of architecture
Roof clad in cedar shingles on strapping, installed relatively recently and in
good condition

Conservation Preservation
Approach
Maintenance Homeowner to conduct visual inspection of the roof on a semi-annual basis to
Plan
assess condition and determine need for cleaning, repair or replacement.
In future, when roof needs to be replaced, a traditional three-tab asphalt
shingle in a monochromatic colour (e.g. grey, black or brown) should be
installed, with final approval by City staff. Soffits should be inspected on a
semi-annual basis to identify deterioration. Rotten and broken pieces are to
be removed and replaced, painted to match existing.

Verandah soffits
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c) Front Facade:
Description

•
•

•
Rationale

The front elevation of the Lynch Residence has been significantly altered
over time
The house exhibits two distinct architectural styles; Victorian Italianate on
the main level and Edwardian on the second level, reflecting the needs and
tastes of former owners
Interventions from different eras are a part of the building’s unique history
and are to be respected

Interventions should follow good rehabilitation practise. The existing pony wall
over the front verandah, however, is a remnant of a former sun porch and
likely should be removed to improve the appearance of the house from the
street and complete earlier works.

Conservation Preservation and Rehabilitation
Approach
Maintenance Wood trim around windows and the front door should regularly inspected for
Plan
crack, chips and missing elements and replaced, repaired and repainted as
needed. It is recommended that an architect with heritage expertise be
retained to provide design recommendations for replacement of the front
porch balustrade/railings and potential removal of the sun porch structure
over the front porch. Redesign of the front facade could be undertaken at a
future date at the time of replacement and at the discretion of the owner.

Front elevation
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d) Cladding and Trims:
Description

•
•
•
•

Rationale

Robert Dixon, owner, removed the asphalt shingle siding and installed
lapped cedar siding
The existing cedar siding is in very good condition
Corner boards were added on the second storey as decorative trim
Front porch balustrades were replaced by wood panels with moulding

While the existing cedar siding is not original to the house it is in very good
condition and contributes to the overall character of the historic place.

Conservation Preservation
Approach
Maintenance Undertake an annual condition survey each spring of all four building
Plan
elevations to determine areas where siding is cracked or peeling and requires
repair and painting. Lower panel boards around the verandah and stairs should
be replaced with railings consistent to the era at a future date when they need
to be replaced (as determined by an architect).

Trim detail at front entry
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e) Painting:
Description

•
•

Rationale

A historically appropriate paint scheme, professionally applied and
continuously maintained, enhances the heritage attributes of a building

The Lynch Residence is painted in a traditional two-toned palette
Features a light brown field colour with white trim at the building base,
around the windows, on mouldings, railings and verandah posts
accentuating the building’s heritage elements.

Conservation Preservation
Approach
Maintenance The paint is in good condition with regular touch ups as required following
Plan
semi-annual inspection by homeowner. Should the owner decide to repaint
the house in future, it is recommended that a consultant be retained to assist
in determining a historically appropriate paint palette (e.g. “True Colours” by
Benjamin Moore). Final colour selection to be approved by City staff.
Painting methods to follow the referenced Parks Canada “Standards and
Guidelines” and involve sanding, patching, priming and painting to match
existing. Removal of dirt should be accomplished using a natural bristle brush
and mild detergent, a non-abrasive method to avoid damaging the wood
siding. Use a non-abrasive means to remove paint, such as an infrared heat
gun or chemical compound. Custom finish to include one coat of primer and
two top coats. All paint to be acrylic latex with trim painted using gloss finish
paint. Precautions should be taken in case lead paint, a hazardous material,
has been applied.
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f) Windows:
Description

•
•
•

Rationale

Original wood windows are largely intact and operational
Aluminum windows have been replaced over time with wood sash
windows of the building era
Placement of window openings are likely original to the house, except for
windows on the second storey of the front facade

Windows are highly visible and an important architectural element
contributing to the historic place.

Conservation Preservation
Approach
Maintenance Wood windows are in working condition and well preserved. As identified
Plan
through ongoing observation, owner to repair any deteriorated wood
elements and return windows to functional condition. Inspect lead glass
windows for loose panes, remove and repair as necessary. Adjust window
sashes as needed to allow free movement. Install weather-stripping and
replace sash cords and weights on double-hung windows as needed. Any
replacement windows are to be constructed of wood with detailing and paint
to match original.

Bay window on east elevation

Casement window with leaded glass on west side
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g) Masonry:
Description

Rationale

Red brick chimney projecting through eave of roof on exterior east
elevation of house
• Unpainted brick with light grey pointing typical to the era of the house
• Efflorescence is visible on the brick under the eave likely due to rainwater
runoff from the roof opening
The brick chimney is most likely original to the house and connects to a wood
burning fireplace in the living room. The chimney is an important historic
architectural element to be retained.
•

Conservation Preservation and Repair
Approach
Maintenance The chimney is in good condition but is exhibiting some spalling. There are no
Plan
missing or loose bricks. The chimney is to be inspected on an annual basis and
using traditional high-lime mortar, repointed as needed by a professional
mason.
Cleaning, repairing and replacing bricks where necessary to match existing.
The area joining the chimney below the eave should be inspected to
determine the location of water penetration and repaired. Efflorescence to be
cleaned using a soft natural bristle brush and recommended cleanser.
Sandblasting and abrasive cleaning methods are not permitted.

Brick chimney with leaded side lights
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h) Drainage
Description

•

Rationale

An operational drainage systems avoids water penetration and extends the life
of wood elements, especially considering the volume of rain experienced in
the Pacific Northwest.

Conservation
Approach

Preservation

Maintenance
Plan

Conduct annual inspection of gutters and downpipes and undertake cleaning
of debris as necessary. Repair and replace component parts as necessary.
Ensure the system is functional and that water is being diverted away from the
house. Flashings, if used, should be as discreet as possible, small in size and
painted to match. When drainage system needs to be replaced, gutters may be
standard and painted aluminum. Colour to be match existing or approved
historic paint palette.

Existing system of gutters and downpipes primarily on east and west
elevations of the house appear functional.

East elevation showing downpipes
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i) Interior Elements

Oak flooring in entry hall with mahogany inlay

Radiator on main floor

Push button light switches

Note: interior elements are not formally included in the Conservation Plan
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Conclusion:
The Parks Canada “Standards and Guidelines” define maintenance as being “…routine, cyclical,
non-destructive actions necessary to slow the deterioration of a historic place. It entails
periodic inspection; routine, cyclical non-destructive cleaning; minor repair and refinishing
operations; replacement of damaged or deteriorated materials that are impractical to save”.
As the F J Lynch Residence has been well preserved by its owners, the Conservation Plan
consists primarily of a maintenance schedule. The purpose of a maintenance schedule is to
identify ongoing issues and guide routine inspections and maintenance. The Parks Canada
“Standards and Guidelines for the Conservation of Historic Places in Canada” support an
approach of conservation instead of replacement wherever possible. Persons responsible for
maintaining the Lynch Residence should establish a list of elements to be inspected annually
and semi-annually and maintain a log of inspections, complete with notes and photographs of
the work completed.
The Lynch Residence is a valuable historic building associated with the early development of the
Queen’s Park neighbourhood in New Westminster. This Conservation Plan provides guidelines
and proposes recommendations for the preservation, rehabilitation and restoration of various
exterior historic elements to ensure the Lynch Residence will conserved for the future.

Sources:
•
•
•
•
•

City of New Westminster Engineering Department: building permit files and BC Assessment
records
City of New Westminster Planning and Development Department: heritage files, Queen’s
Park Heritage Resource Inventory, Site Development Report, mapping
New Westminster Public Library: Wrigley’s and Henderson’s City Directories, newspaper
clipping files, historic building data base, Goad Fire Insurance Maps (1897 and 1957)
New Westminster Archives (with the assistance of Barry Dykes, Assistant Archivist)
information on F J Lynch and water connection records
Interview with property owners Rita, Rick and Tina Dixon on August 21, 2014 and site visits
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APPENDIX 4
CERTIFICATION OF REGISTERED PROFESSIONAL

Date: _______________

City of New Westminster
511 Royal Avenue
New Westminster, B.C. V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 223 Queen’s Avenue
I hereby give assurance that I have fulfilled my obligations for field review as indicated in my letter
to the City of New Westminster dated _________________ in relation to the captioned property,
and that the architectural components of the work comply in all material respects with the
requirements of Appendix 2 of the Heritage Revitalization Agreement referred to in that letter.
This letter is not being provided in connection with Part 2 of the British Columbia Building Code,
but in connection only with the requirements of the Heritage Revitalization Agreement.

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

Signature and Seal
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APPENDIX 5
VARIATIONS TO ZONING BYLAW NO. 6680, 2001
1.

Variations Applicable to new lot on Gifford Place (shown as “Proposed Lot 1” on Site Plan)
(RS‐1)
Requirement/Allowance

New Lot on Gifford Place
(with new house)

6,000 sq ft
(557.42 sm)

4,691.50 sq ft
(435.85 sm)

Maximum Floor Space Ratio

0.50 FSR

0.65 FSR

Minimum Front Yard Setback

17.06 ft (5.2 m)

5.50 ft (1.68 m)

Maximum Attached Accessory
Building Site Coverage

10%

10.4%

Parking not permitted in the
required front yard

Parking permitted in the required
front yard

2 parking spaces

1 parking space

Minimum Site Area

Parking Location

Off‐Street Parking Requirement

2.

Variations Applicable to 223 Queen’s Avenue (shown as “Proposed Lot 2” on Site Plan)
(RS‐1)
Requirement/Allowance

223 Queen’s Avenue
(with Heritage House)

Maximum Floor Space Ratio

0.50 FSR

0.64 FSR

Maximum Building Height

25.00 ft
(7.62 m)

28.20 ft
(8.6 m)

Off‐Street Parking Requirement

2 parking spaces

0 parking spaces
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APPENDIX 6
APPROVED DESIGN PLANS FOR NEW HOUSE
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FEET"

The intended plot size of this plan is 34" (864mm) in width
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RSI2.32(R13.18)

0.12

TOTALEFFECTIVEINSULATIONVALUE

RSI2.17(R12.3)

CONSTRUCTION ASSEMBLY

2"X4" STUDS @ 12" O.C.
6" CONC. CURB
18" X 8" CONC. FTG. (TYP)

43' - 6"
11' - 6"

6' - 8"

#FF4KIJV#YC[

2/

&CVG

4GX&GUETKRVKQP

&T

25' - 4"

 #NNDWKNFKPIEQPUVTWEVKQPCPF2NCPUVQ
EQPHQTOVQVJG$%DWKNFKPI
 #NNUVTWEVWTCNNWODGTVQDGJGOÄ
HKTQTDGVVGTWPNGUUQVJGTYKUG
PQVGF
 #NNNKPVGNUVQDGÄZWPNGUU
QVJGTYKUGPQVGF
 /GVCNHNCUJKPIQXGTCNNWPRTQVGEVGF
QRGPKPIU
 HTCOGENGCTCPEGHQTGZVGTKQT
HKTGRNCEG
 5CHGV[INCUUQPUJQYGTFQQTUCPF
YKPFQYUQXGTDCVJVWDU
 /QKUVWTGTGUKUVCPVDCEMKPIDGJKPF
EGTCOKEVKNGCTQWPFUJQYGTUCPF
DCVJVWDU
 #VVKECEEGUUOWUVDGYGCVJGT
UVTKRRGF
 5VCKTUJCPFTCKNJGKIJVCDQXGPQUKPI
4KUGTUTKUGTU
TWP
6JTGCFYKFVJ//"//HTQO
KPUKFGTCFKWUÄ//"//HTQO
QWVUKFG
 0QUKPITGSWKTGFQPVTGCFUNGUU
VJCP
 44KIKFKPUWNCVKQPTGSWKTGFWPFGT
GPVKTGUNCDYKVJTCFKCPVJGCVKPI
 %TQUUDTKFIKPITGSWKTGF"QE
 #NNTQQOUK\GUCTGCRRTQZKOCVG
CPFOC[XCT[CVHKPCNEQORNGVKQP
 /KP*6)WCTFEYOCZ
QRGPKPI PQPÄENKOGCDNGOGODGTU
DY  6;2
 %QPETGVG 
/2CHQTHNQQTUNCDU
/2CHQTICTCIGHNQQT GZVGTKQT
UVCKTU
YCVGTÄEGOGPVTCVKQTGRNCEGUNWOR
OGUWTGOGPVVGUVU

1' - 0"

FOUNDATION = 265.41'

/CT


)'0'4#.016'5

RSI7.39(R42.0)

3.6MILPOLY(AIRBARRIERͲINTERIORCONTINUOUS)

TOTALEFFECTIVEINSULATIONVALUE


0Q

0.11

DESCRIPTION
1.2COATSASHPALT
EMUL
2.8"THICKCONCRETE
WALL
3.2X4WALL@24"O/C
WITHR14INSULATION

0.16

5.5"GRAVELFILL

INTERIOR BARING WALL
12

1.47

BELOWGRADEWALLASSEMBLY
MINIMUMEFFECTIVERSIVALUE1.99(R11.3)

9

MINIMUMEFFECTIVERSIVALUE2.32(R13.2)
DESCRIPTION

2.3"CONCRETESLAB

AVG GRADE = 272.38'

5.72

FINISHED BASEMENT EXT.
WALL ASSEMBLY

BASEMENT FLOOR ASSEMBLY
7

1/2" DIA. A-BOLTS
@ 6' o/c #45 FELT
11

0.00
0.00

7.INTERIORAIRFILM

RSI3.00(R17.03)

18"X8" CONC. FTG.

10

EFFECTIVERSI

2.APPROVEDROOFINGFELT
3.12"LOOSEFILLINSULATIONABOVE
TRUSS
4.2X4BOTTOMCHORDWITHLOOSEFILL
INSULATION
5.6MILPOLY(AIRBARRIERͲINTERIOR
CONTINUOUS)
6.5/8"DRYWALL

RSI3.29(R18.69)

TOTALEFFECTIVEINSULATIONVALUE

FOOTING

FINISHED FLOORING
6

0.03

2.HARDIEBOARD
3.1/2"AIRSPACEFORRAINSCREEN
4.SHEATHINGMEMBRANE
5.1/2PLYWOODSHEATHING

8' - 0"

KITCHEN
10

6

5

1.EXTERORAIRFILM

2.36

8.1/2"GYPSUMWALLBOARD

CEILINGSBELOWATTICS
MINIMUME.R.S.IVALUE6.91(R39.2)

EFFECTIVERSI

TOTALEFFECTIVEINSULATIONVALUE

4" CONT.
DRAIN
6" GRAVEL

10' - 2"

NOOK

0.11

9.INTERIORAIRFILM

INTERIOR WALL ASSEMBLY
4

0.16

TOTALEFFECTIVEINSULATIONVALUE

4" CONT. ALUM.
FASCIA GUTTER
VENTED
ALUMINUM
SOFFIT

9' - 2"

5A
4A

0.03

2.HARDIEBOARD
3.1/2"AIRSPACEFORRAINSCREEN

6.RͲ20BATTINSULATIONIN2X6WOODFRAMING@16"O/C

2
2

EFFECTIVERSI

1.EXTERORAIRFILM

7.6MILPOLY(AIRBARRIERͲINTERIORCONTINUOUS)

SOFFIT

MINIMUME.R.S.IVALUE2.78(R15.8)
DESCRIPTION

DESCRIPTION

MID POINT = 297.35'

CEILING INSULATION

SECONDFLOORWALLASSEMBLY(HARDIEBOARD)

4a

ABOVEGRADEWALLASSEMBLY(HARDIEBOARD)

4

3

BOILER

MID POINT = 297.35'

16' - 6"

FUTURE
SOLAR H/W

SECURED
H/W

4' - 2"

W/D

9' - 9"

BEDROOM
REQ 'D
FAN

INTERCONNECTED
SMOKE ALARM

PMAESSEN

11' - 6"

3
UP 9R

6' - 0"

7' - 0"

4030

FD
2

01146*1/'5

LINE OF DECK ABOVE

FOUNDATION

AREA= 895 SF
SUITE AREA=757.92 SF

4' - 6"

6"X 6" POST
8" CONC. PIER
24"X24"X10"
CONC. FTG. (TYP)

8

CROSS SECTION A

1/4" = 1'-0"
&4#90

2' - 10"
3' - 6"

4030

FD

4' - 6"

3

5%#.'

ELECTRIC BASE BOARD HEATER

7

FOUNDATION = 265.41'

17' - 9"

2668
2668

2668

&#6'

3/20/2015 9:21:15 AM

OUTDOOR SPACE

7' - 0"

MAX

BEDROOM
INTERCONNECTED

8' - 4"

8" CONC. FOUND' N
ASPHALT EMUL.
18" X 8" CONC. FTG.
2 COATS DAMPROOFING

2668

ELECTRIC BASE BOARD HEATER

6030

AVG GRADE = 272.38'

8' - 0"

4" CONCRETE SLAB with 1/2
Rebar 24" O.C. Both ways

4' - 2"

CRAWL SPACE 4FT
BEDROOM

3' - 4"

C-4503-R

3068

MAIN FLOOR = 274.41'

9

2' - 0"

13' - 7"

3" CONC. SLAB
6 MIL. POLY
5" GRAVEL FILL

0' - 4"

(+.'01

2-3068

3' - 10"

3' - 4"

LIVING
ROOM /
KITCHEN

ELECTRIC BASE BOARD HEATER

3' - 4"

2668

SMOKE ALARM

6

10

SMOKE ALARM

10' - 0"CO DETECTOR 2' - 4"

9' - 9"

2

REF.

GARAGE

INTERCONNECTED

2

10' - 2"

LAUNDRY
MUD ROOM

8' - 4"

3' - 10"

4' - 8"

2" X 4" STUDS @ 12" O/C
6" CONC. CURB
18" X 8" CONC. FTG. (TYP)

13' - 1"

25' - 2"

5/8" DRYWALL FIRE RATED WALL

2

MASTER
BEDROOM

3' - 10"

36' - 0"

2' - 9"

UP 14R

35' - 0"

2868

9' - 2"
SECOND FLOOR = 285.58'

14' - 10"

20 MIN. FIRE RATED DOOR

5A

KITCHEN

223 QUEENS AVE.
NEW WESTMINSTER

2-3068

1

4

,1$#&&4'5501

FLOOR DRAIN

CEILING = 294.75'

11

CROSS SECTION
FOUNDATION

4" CONCRETE SLAB with 1/2
Rebar 24" O.C. Both ways

18' - 3"

20"X28" CRAWL SPACE
ACCESS,WEATHER STRIPPED

RIDGE = 300.95'

CRAWL SPACE 4FT

4' - 8"

CROSS SECTION

8' - 10"

9' - 10"

8

13' - 0"
15' - 8"

10' - 4"
43' - 6"

5' - 4"

12' - 2"

ÄVJ5VTGGV
0GY9GUVOKPUVGT$%
8.$
6'.  (#:  





44' - 6"
22' - 6"

22' - 0"

11' - 0"

7' - 2"

4' - 4"
3060

&T

1' - 0"

7' - 8"

10' - 8"

2040

5' - 4"
2
2

223 QUEENS AVE.
NEW WESTMINSTER

3030

SMOKE ALARM

,1$#&&4'5501

(+.'01

DECK

C-4503-R

7' - 1"

SKYLIGHT

2668

12' - 8" X 11' - 4"
INTERCONNECTED

2-2668

7' - 1"

X

4' - 0"

MASTER
BEDROOM

14' - 6"

KITCHEN
14' - 2" 13' - 10"

MAIN FLOOR PLAN
UPPER FLOOR PLAN

12' - 4"

1-1/2" CONC. TOPPING FOR
IMBEDDED H/W RADIANT HEATING

12' - 0"

2' - 8"

2668

28' - 0"

SMOKE ALARM
CO DETECTOR
5' - 4"
2668

3' - 4"

2-3068

2

3' - 6"

REQ 'D
FAN

8' - 2"

SKYLIGHT

12' - 8"

2' - 2"

ENSUITE
3' - 10"

UP 18R

INTERCONNECTED

4050

MIN. 32" HT GRASPABLE HANDRAIL
-NOSING TO RAILING(TYP)

SKYLIGHT

24" X 36"
ATTIC ACCESS
WEATHER
STRIPPED

2668

10' - 4"
28' - 0"

8' - 4"
9' - 4"

2

3040

3060

SKYLIGHT

6' - 8"

REQ 'D
FAN

2668

FRIDGE

12' - 2"

gas fireplace
installed to mnf. specs

16' - 10"
8' - 6"

SKYLIGHT

1' - 2"

SMOKE ALARM

8' - 2"

NOOK

3' - 8"

35' - 6"

INTERCONNECTED

3" CONC. SLAB
6 MIL. POLY
5" GRAVEL FILL

10' - 11" X 11' - 6"

12' - 4"

3068

7' - 2"

X

1' - 0"
2668

6060

MASTER
BEDROOM
12' - 0" 12' - 0"

2' - 4"

3' - 4"

PANTRY

SKYLIGHT

22' - 0" X 16' - 4"

8' - 8"

SKYLIGHT

12' - 4"

MIN. 32" HT GRASPABLE HANDRAIL
-NOSING TO RAILING(TYP)

GREAT
ROOM

4020

9' - 6"

12' - 8"

INTERCONNECTED

W.I.C.

9' - 8" X 10' - 0"

3068

3' - 2"

1-1/2" CONC. TOPPING FOR
IMBEDDED H/W RADIANT HEATING

SMOKE ALARM
CO DETECTOR

SMOKE ALARM

BEDROOM

8' - 2"

8' - 2"

4050

50' - 6"

3068

4' - 1"

4' - 0"

SEAT
INTERCONNECTED

SKYLIGHT

ENSUITE

3068

4' - 2"

3068

4' - 4"

7' - 2"

DW14R
2868
3060

LAUNDRY
MUD9' -ROOM
2" X 8' - 6"
2' - 3"

4' - 2"

3' - 11"

10' - 4"

8' - 4"

2' - 4"

3068

3068

UP 18R

7' - 6"
35' - 0"

2' - 1"

8' - 0"

10' - 6"

REQ 'D
FAN

POWDER

0' - 6"

3' - 10"

10' - 2"

1' - 9"
1' - 0"

7' - 2"

9' - 8"

DEN

10' - 0" X 10' - 0"

3' - 8"

50' - 6"

6060

10' - 8"

7' - 6" X 6' - 8"

16' - 0"

1' - 0"

9' - 6"
3068

6' - 10"

2' - 0"

1' - 0"

ENTRY

13' - 6"
4' - 0"

REQ 'D
FAN

2/

4GX&GUETKRVKQP

 #NNDWKNFKPIEQPUVTWEVKQPCPF2NCPUVQ
EQPHQTOVQVJG$%DWKNFKPI
 #NNUVTWEVWTCNNWODGTVQDGJGOÄ
HKTQTDGVVGTWPNGUUQVJGTYKUG
PQVGF
 #NNNKPVGNUVQDGÄZWPNGUU
QVJGTYKUGPQVGF
 /GVCNHNCUJKPIQXGTCNNWPRTQVGEVGF
QRGPKPIU
 HTCOGENGCTCPEGHQTGZVGTKQT
HKTGRNCEG
 5CHGV[INCUUQPUJQYGTFQQTUCPF
YKPFQYUQXGTDCVJVWDU
 /QKUVWTGTGUKUVCPVDCEMKPIDGJKPF
EGTCOKEVKNGCTQWPFUJQYGTUCPF
DCVJVWDU
 #VVKECEEGUUOWUVDGYGCVJGT
UVTKRRGF
 5VCKTUJCPFTCKNJGKIJVCDQXGPQUKPI
4KUGTUTKUGTU
TWP
6JTGCFYKFVJ//"//HTQO
KPUKFGTCFKWUÄ//"//HTQO
QWVUKFG
 0QUKPITGSWKTGFQPVTGCFUNGUU
VJCP
 44KIKFKPUWNCVKQPTGSWKTGFWPFGT
GPVKTGUNCDYKVJTCFKCPVJGCVKPI
 %TQUUDTKFIKPITGSWKTGF"QE
 #NNTQQOUK\GUCTGCRRTQZKOCVG
CPFOC[XCT[CVHKPCNEQORNGVKQP
 /KP*6)WCTFEYOCZ
QRGPKPI PQPÄENKOGCDNGOGODGTU
DY  6;2
 %QPETGVG 
/2CHQTHNQQTUNCDU
/2CHQTICTCIGHNQQT GZVGTKQT
UVCKTU
YCVGTÄEGOGPVTCVKQTGRNCEGUNWOR
OGUWTGOGPVVGUVU

29' - 6"

15' - 0"

10080 OHD

10' - 0"

4" CONC. SLAB

2' - 0"

2' - 9"

9' - 6" X 7' - 1"

&#6'
9060

3060

2-3078

3060

3060

3060

3/20/2015 9:21:22 AM

3040

0' - 7"

1' - 2" 3' - 6"

DECK

gas fireplace
installed to mnf. specs

14' - 6"

14' - 0"
43' - 6"

2' - 8"

7' - 4"

SKYLIGHT

13' - 6"
12' - 0"

12' - 0"

SKYLIGHT

DW 6R

15' - 6"

GARAGE

2030

#FF4KIJV#YC[

&CVG

)'0'4#.016'5

slope 1:50
thicken slab to 18"
below grade @ edge

6060

/CT


3060

2' - 9"

3060


0Q

9' - 6"
13' - 4"

3' - 3"
5%#.'

1/4" = 1'-0"

16' - 0"
29' - 6"

UPPER FLOOR PLAN

&4#90

PMAESSEN

AREA= 561 SF

15' - 0"
1' - 0"

44' - 6"

MAIN FLOOR PLAN

AREA= 1541 SF
GARAGE AREA= 319 SF

01146*1/'5
ÄVJ5VTGGV
0GY9GUVOKPUVGT$%
8.$
6'.  (#:  





RIDGE = 300.95'

12"

12"
ASHPHALT SHINGLES

8"
12"

8"

8"

12"

ASHPHALT SHINGLES

9' - 2"

12"

12"

4"
12"

SECOND FLOOR = 285.58'

12"

4"

4"

10' - 2"

4"

25' - 0" MAX

4"
12"

HARDIE BOARD

E= 275.40

MAIN FLOOR = 274.41'
F= 273.41

E&F= 273.41

/CT


#FF4KIJV#YC[

2/

&CVG

4GX&GUETKRVKQP

&T

 #NNDWKNFKPIEQPUVTWEVKQPCPF2NCPUVQ
EQPHQTOVQVJG$%DWKNFKPI
 #NNUVTWEVWTCNNWODGTVQDGJGOÄ
HKTQTDGVVGTWPNGUUQVJGTYKUG
PQVGF
 #NNNKPVGNUVQDGÄZWPNGUU
QVJGTYKUGPQVGF
 /GVCNHNCUJKPIQXGTCNNWPRTQVGEVGF
QRGPKPIU
 HTCOGENGCTCPEGHQTGZVGTKQT
HKTGRNCEG
 5CHGV[INCUUQPUJQYGTFQQTUCPF
YKPFQYUQXGTDCVJVWDU
 /QKUVWTGTGUKUVCPVDCEMKPIDGJKPF
EGTCOKEVKNGCTQWPFUJQYGTUCPF
DCVJVWDU
 #VVKECEEGUUOWUVDGYGCVJGT
UVTKRRGF
 5VCKTUJCPFTCKNJGKIJVCDQXGPQUKPI
4KUGTUTKUGTU
TWP
6JTGCFYKFVJ//"//HTQO
KPUKFGTCFKWUÄ//"//HTQO
QWVUKFG
 0QUKPITGSWKTGFQPVTGCFUNGUU
VJCP
 44KIKFKPUWNCVKQPTGSWKTGFWPFGT
GPVKTGUNCDYKVJTCFKCPVJGCVKPI
 %TQUUDTKFIKPITGSWKTGF"QE
 #NNTQQOUK\GUCTGCRRTQZKOCVG
CPFOC[XCT[CVHKPCNEQORNGVKQP
 /KP*6)WCTFEYOCZ
QRGPKPI PQPÄENKOGCDNGOGODGTU
DY  6;2
 %QPETGVG 
/2CHQTHNQQTUNCDU
/2CHQTICTCIGHNQQT GZVGTKQT
UVCKTU
YCVGTÄEGOGPVTCVKQTGRNCEGUNWOR
OGUWTGOGPVVGUVU

8"

CEILING = 294.75'
EAVE = 293.75'

HARDIE BOARD


0Q

)'0'4#.016'5

MID POINT = 297.35'
8"

12"

E&F= 273.41

AVG GRADE = 272.38'

8' - 0"

E&F= 270.74

NORTH ELEVATION

WEST ELEVATION
ELEVATIONS

FOUNDATION = 265.41'

RIDGE = 300.95'
12"

@ MAX
MID POINT = 297.35'

12"
8"

8"

ASHPHALT SHINGLES

,1$#&&4'5501

12"
8"

223 QUEENS AVE.
NEW WESTMINSTER

12"
8"

CEILING = 294.75'
EAVE = 293.75'

ASHPHALT SHINGLE

(+.'01

9' - 2"

C-4503-R
12"
HARDIE BOARD

3030

2040

4"

12"
12"

12"
4"

HARDIE BOARD

&#6'
4"

3/20/2015 9:21:35 AM

SECOND FLOOR = 285.58'
4"

5%#.'

1/4" = 1'-0"
&4#90
10' - 2"

PMAESSEN

E= 275.40

MAIN FLOOR = 274.41'
E= 273.41

F= 273.41

AVG GRADE = 272.38'
E&F= 270.74

F= 270.74
8' - 0"

F= 270.74

SOUTH ELEVATION

FOUNDATION = 265.41'

EAST ELEVATION

01146*1/'5
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Appendix B
Heritage Designation Bylaw
Bylaw No.7711, 2015

THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7711, 2015
A bylaw of the Corporation of the City of New Westminster to designate the principal building
located at 223 Queen’s Avenue as protected heritage property.
________________________________________________________________________________
WHEREAS the Local Government Act, R.S.B.C. 1996, c.323 provides Council with authority, by
bylaw, to designate real property, in whole or in part, as protected heritage property, on terms
and conditions it considers appropriate;
AND WHEREAS the registered owners of the land located at 223 Queen’s Avenue have entered
into a heritage revitalization agreement in relation to the principal building located on the land as
authorized by Heritage Revitalization Agreement (223 Queen’s Avenue) Bylaw No. 7711, 2015 (the
“Heritage Revitalization Agreement”), have requested that Council designate that building as
protected heritage property, and have released the City from any obligation to compensate the
registered owners for the effect of such designation;
AND WHEREAS Council considers that the principal building located at 223 Queen’s Avenue has
significant heritage value and character and is a prominent and valued heritage property in the
City;
AND WHEREAS Council considers that designation of the principal building located at 223 Queen’s
Avenue as protected heritage property under the provisions of the Local Government Act is
necessary and desirable for its conservation;
NOW THEREFORE City Council of the Corporation of the City of New Westminster enacts as
follows:
1

TITLE
1.

2

INTERPRETATION
2.

3

This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (223 Queen’s
Avenue) No. 7711, 2015."

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

DESIGNATION
3.

The principal building located on that parcel of land having a civic address of 223 Queen’s
Avenue, New Westminster, British Columbia and legally described as Parcel Identifier: 013‐
332‐708, Parcel “B” (Explanatory Plan 2324) of Lot 8 Suburban Block 5 Plan 2620, shown on
the site plan attached hereto as Schedule “A” (the “Building”) is hereby designated in its

2
entirety as protected heritage property under section 967 of the Local Government Act of
British Columbia.
4

PROHIBITION
4.

5

6.

alter the exterior facade of the Building;

(b)

make a structural change to the Building;

(c)

move the Building; or

(d)

alter, excavate or build on that portion of land upon which the Building is located.

Despite Section 4, the following actions may be undertaken in relation to the Building
without first obtaining a heritage alteration permit from the City:
(a)

non‐structural renovations or alterations to the interior of the Building that do not
alter the exterior appearance of the Building; and

(b)

normal repairs and maintenance that do not alter the exterior appearance of the
Building.

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

MAINTENANCE
7.

7

(a)

EXEMPTIONS
5.

6

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

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

HERITAGE ALTERATION PERMITS
8.

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

3
9.

8

City Council, or its authorized delegate, is hereby authorized to:
(a)

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

(b)

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

(c)

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

(d)

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

RECONSIDERATION BY COUNCIL
10.

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

READ A FIRST TIME this ___ day of ______________, 2015.
READ A SECOND TIME this ___ day of _____________, 2015.

PUBLIC HEARING HELD this___ day of _____________, 2015
READ A THIRD TIME this ___ day of ________________, 2015.
ADOPTED this ___ day of ______________, 2015.

Mayor

Corporate Officer

4
SCHEDULE “A”

$%.#0&5748';1452.#01(6121)4#2*+%5748';
2#4%'.$ ':2.#0#614;2.#0
1(.1657$74$#0$.1%-2.#0
CITY OF NEW WESTMINSTER

27
5.6

276.3

SCALE
0

5
"ALL

=

1/8" =
10

DISTANCES

ARE

1'

IN

E=275.4
F=273.41
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Appendix D
Advisory Planning
Commission Report

City of New Westminster

REPORT
ADVISORY PLANNING COMMISSION
To:

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

Date: 2015 March 9

From:

Advisory Planning Commission

File:

Subject:

223 Queens Avenue - Results of December 2, 2014 Meeting

HER00506

RECOMMENDATION
THAT Council receive for information the Advisory Planning Commission’s
recommendations namely:
MOVED and SECONDED
THAT the application to rezone the property at 223 Queen's Avenue from Single
Detached Dwelling Districts (RS-1) to Single Detached Dwelling Districts
(RS-1)/Heritage Revitalization Agreement be supported.
BACKGROUND
Julie Schueck, Heritage and Community Planner, summarized the report dated December
2, 2014 regarding an application that has been received to rezone the property at 223
Queen’s Avenue from Single Detached Dwelling Districts (RS-1) to Single Detached
Dwelling Districts (RS-1)/Heritage Revitalization Agreement in order to allow the
subdivision of the property into two properties. Ms. Schueck noted that the applicant
would like to build a house on the new lot, increase the allowable density and site
coverage on both lots, and reduce the off-street parking requirement for the historic
house.
Ms. Schueck advised that notification was sent to the following:






Doc# 652568

The surrounding neighbourhood within 100 metres (126 notices);
All Residents’ Associations;
The Board of School Trustees;
Superintendent of Schools; and
The New Westminster Heritage Preservation Society.

City of New Westminster
March 9, 2015

-2-

Sash Prasad, Resident, spoke in support of the application, noting that it would
economically beneficial to subdivide the lot.

be

Rick Dixon, Applicant, advised that the upper floor of the new house would be brought
inward so that the whole property could be exposed to sunlight.
In response to questions from the Commission, Ms. Schueck noted the following
information:

 As per City guidelines, the applicant would not be permitted to establish a
driveway off Queens Avenue;
 The Engineering department has requested that a right-of-way be
established on the property off of Gifford Avenue to allow for a vehicular
turnaround area; and,
 There would not be a basement suite established in the historic house at this
time.

Discussion ensued, and the Commission expressed support for the proposed reduction in
off-street parking requirements.
MOVED and SECONDED
THAT the e-mail dated November 29, 2014 from Ian Reilly and Tanya Garcia Re:
223 Queens Avenue be received for information.
EXISTING POLICY/PRACTICE
The Advisory Planning Commission reviews applications for rezoning and makes
recommendations in a report to City Council for its consideration. This report is based on
the December 2, 2014 minutes of the Advisory Planning Commission.
This report has been prepared for the Advisory Planning Commission by:

Julia Dykstra,
Planning Assistant

Attachment A:
Correspondence Received at the December 2, 2014
Advisory Planning Commission Meeting

Julia Dykstra
From:
Sent:
To:
Subject:

Julie Schueck
Thursday, November 20, 2014 11:13 AM
'mmajkic@arubanetworks.com'
RE: Att: Advisory Planning Commission re: 223 Queen's Ave, New West

Hi Marko and Dejana,
Thank you for your email.
Your first point is an excellent one and has been requested of the applicant.
In terms of your second point, we understand that parking on Queen’s Avenue is difficult due to SkyTrain users. Parking
would be provided for the proposed new house, but unfortunately there is no way to provide off‐street parking for the
historic 223 Queen’s house without creating a new driveway and removing a significant portion of the front yard. A
parking plan or study is not required for this size of a project, but the overall parking situation is certainly something that
we are aware of. I will bring this situation up with our Engineering Department to see if there is a way to discourage
SkyTrain users from parking on Queen’s Ave all day. I will get back to you with their response.
If you have any other questions, please feel free to contact me any time.
Regards,
Julie Schueck | Heritage and Community Planner
T 604.527.4556 | jschueck@newwestcity.ca
City of New Westminster | Development Services
511 Royal Avenue, New Westminster, BC V3L 1H9
www.newwestcity.ca
This message including attachments, transmitted herein is confidential and may contain privileged information. It is intended solely for the person

or entity to which it is addressed. Any review, retransmission, dissemination, taking of any action in reliance upon, or other use of this information

by persons or entities other than the intended recipient is prohibited. If you received this in error, please notify the sender and delete or destroy all
copies.

From: Marko Majkic [mailto:mmajkic@arubanetworks.com]
Sent: Thursday, November 20, 2014 5:54 AM
To: External-Post Master - Pln
Subject: [SUSPECT] Att: Advisory Planning Commission re: 223 Queen's Ave, New West
Importance: Low

Hi,
We are residence of 215 Third Street and would like to request more information about the subdivision plan. In order to
properly asses weather we are in favor or oppose the rezoning we would request the following information be provided
to the neighbors:
1) Proposed new site plan with both dwellings on lot 223 Queens Avenue (and new Gifford Place address) in
relation to lot and current dwelling of 228 Gifford Place. We have received notifications with a site plan that
shows both old and new dwelling on 223 Queens Avenue lot, however we can’t compare it to relationship of
surrounding lots as they were not included in that plan. Surrounding dwellings need to be included in the plan so
that we can visualize the future look of the neighborhood and structures.
1

2) Proposed off street parking for both dwellings on lot 223 Queens Avenue. Parking is already a premium on 200
block of Third Street due to Sky Train riders parking in front of our houses so there has to be a parking plan.
Thank you
Marko and Dejana Majkic
Marko Majkic
ARUBA NETWORKS
SYSTEMS ENGINEER
M:604-787-8197 | @mmajkic
E: mmajkic@arubanetworks.com
VISIT AIRHEADS SOCIAL | http://community.arubanetworks.com/
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8.

REPORT
Development Services
To:

Mayor Coté and Members of Council
Committee of the Whole Meeting

Date:

3/30/2015

From:

Beverly Grieve
Director of Development Services

File:

DVP00587

Report #: 2/2015
Subject:

Development Variance Permit No. DVP00587 to vary Sign Bylaw
Requirements at 610 Sixth Street for Multi -Tenant Freestanding Signs
at Royal City Centre

RECOMMENDATION:
THAT Council issue notice that it will consider a resolution to issue DVP005 87 to
vary Sign Bylaw requirements for two freestanding signs at 610 Sixth Street, and
THAT Council forward DVP00587 to an Opportunity to be Heard at the Regular
Council meeting on April 27, 2015.

PURPOSE
An application has been made to vary Sign Bylaw requirements at 610 Sixth Street for
two existing freestanding signs at Royal City Centre. The purpose of this report is to
advise Council of the application and request that Council issue notice that it will
consider a resolution to issue DVP00587.
PROPERTY INFORMATION
Applicant

Priority Permits Ltd.

Current Zoning

Community Commercial Districts (High Rise)
(C-3)

OCP land use designation

Uptown Commercial

OCP Development Permit Area

#2 Uptown Commercial and Mixed Use
Development Permit Area

City of New Westminster
Site Data

March 30, 2015
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Frontage:

80.47 metres (264.01 feet)

Average Depth:

299.18 metres (981.56 feet)

Area:

24,074 square metres (259,129 square feet)

BACKGROUND
The following development permits and development variance permits, unrelated to
signs, have been previously received for Royal City Centre:
Permit
Number
DPU00047

Permit Type

Completion Date

Status

Development
Permit
Development
Permit

September 18, 2013

Development
Permit
Development
Permit

May 22, 2012

DPU00024

Development
Permit

May 20, 2006

DVP00127

Development
Permit
Development
Variance
Permit
Development
Variance
Permit

February 11, 1992

Completed To allow alteration for
new entrance atrium
Completed To allow exterior
alteration to existing
building (new windows in
south elevation) (minor)
Completed To allow addition of
elevator for Handidart
Cancelled To allow exterior
alteration including
addition of windows in
west portion of Royal
City Centre Mall
Expired
To allow development of
204 residential units with
44 social housing units
Completed To vary number of
parking space (1,620)
Completed To vary front yard (40.0
feet)

DPU00043

DPU00044
DPU00030

DVP00111

DVP00080

February 20, 2013

July 21, 2010

February 4, 1991

February 13, 1990

Note

Completed To vary number of
loading bays

Council reviewed and approved two previous development variance permits for signage.
On October 4, 2010, Council approved a variance to Sign Bylaw requirements for
Safeway (now Save on Foods) through the following resolution:

Agenda Item 2/2015

City of New Westminster

March 30, 2015
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THAT Development Variance Permit No. 514 for Safeway at 610 Sixth Street to allow
the following be approved for issuance:

 three fascia signs to be mounted on the Sixth Avenue facade;
 one fascia sign to have a sign area of 26.47 m 2 (284.96 ft 2) on the Sixth Avenue
facade; and
 two fascia signs on the Sixth Avenue facade to exceed the maximum permitted copy
area of 50% of the sign area.
On September 16, 2014, Council approved a variance to Sign Bylaw requirements for
Walmart through the following resolution:
THAT Development Variance Permit No. 00575 be approved.
PROPOSED VARIANCES
The applicant is proposing to add additional signage on each side of the existing
freestanding signs at the corners of Sixth Street and Sixth Avenue and Eighth Street and
Sixth Avenue. The proposed signage are box signs, faced with aluminum panels with
LED lighting and will replace existing box signs while the top portion of the freestanding
sign (consisting of three signs wrapped around the structure) would remain (Appendices
1, 2 and 3).
The owners’ representatives have applied for a Development Variance Permit to vary the
following sections of the Sign Bylaw (Appendix 5):
 Section 6.4:
The sign area of any sign shall not exceed 20.0 square meters (215.3 square feet).
Each freestanding sign will have a sign area of 36.7 sq. m. (395.0 sq. ft.).
 Section 6.13(f)(i) Freestanding signs:
…[shall be permitted if] the building or premise is not provided with a projecting
sign.
There are two existing projecting signs at Royal City Centre.
 Section 6.13(f)(ii) Freestanding signs:
…the maximum height of any freestanding sign shall be the lesser of the height of the
principal building located on the same parcel as the sign or 9.0 meters (29.5 feet).
Although both freestanding signs do not exceed the height of the principal building,
their position on the existing freestanding sign structure will be at a height of 10.1 m.
(33.0 ft) which exceeds the maximum permitted height.

Agenda Item 2/2015

City of New Westminster
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 Section 6.13(f)(iv) Freestanding signs:
…a landscaped planter area shall be provided at the base of each freestanding sign,
which shall consist of 0.2 square meters (2.2 square feet) of landscaping for every 0.1
square meters (1.1 square feet) of sign area; plus 0.4 square meters (4.3 square feet)
of landscaping for every 0.3 meters (1 foot) of height above 3.0 meters (9.8 feet).
There is no landscaping provided at the base of the existing freestanding signs.
SITE CONTEXT
The building at 610 Sixth Street, known as Royal City Centre, was constructed in 1992.
The building is bordered by Eighth Street to the west, Sixth Street to the east, Princess
Street to the north and Sixth Avenue to the south. There are multiple commercial retail
units (CRUs) including businesses like Bank of Montreal, Kin’s Farm Market, Purdy’s
Chocolates, Save on Foods, Shoppers Drug Mart, Walmart and White Spot.
POLICY CONTEXT
Sign Bylaw No. 6625, 2000 has the following specific objectives:
1. To ensure that signs are designed, constructed, installed, and maintained so that
public safety and traffic safety are not compromised;
2. To preserve and enhance the character of New Westminster’s neighbourhoods and
the City’s aesthetic environment; and
3. To allow for adequate and effective signs in all zones, while preventing signs from
dominating the appearance of any area.
The subject site is within the #2 Uptown Commercial and Mixed Use Development
Permit Area and should be consistent with the applicable design guidelines (Appendix 4),
particularly:
 Utilize exterior lighting which is unobtrusive and signage which is consistent with
the architecture of the building and its surrounding context.
EVALUATION OF VARIANCES
Following is an evaluation of the variances based on the Policy Approach to Considering
Requests for Variances adopted on January 28, 2008.
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OVERALL CRITERIA WHEN EVALUATING VARIANCES
Information Question
What is the intent of the bylaws which the applicant is seeking to have varied?
Size of Signs: To prevent signage from dominating the streetscape.
Assessment Questions
1. Is there a community benefit to the granting of the variance; beyond that received by
the owner or occupant of the property?
No.
2. Is there a hardship involved in adhering to the pertinent bylaw? A hardship must relate
to the location, size, geometry or natural attributes (e.g. slope, floodplain, rock
formation, natural vegetation) of the site and not the personal or business
circumstances of the applicant.
Yes, given the size of the site, which locates a number of CRUs away from the street
which are therefore not visible to the public. The proposed changes to the existing
freestanding signs would accommodate exterior signage for these interior mall
tenants, thereby providing visibility.
3. If the answer to question #1 is ‘No,’ but the answer to question #2 is ‘Yes,’ can it still
be demonstrated that the proposal still meets the intent of the bylaw?
Yes, the Sign Bylaw’s intent to preserve the City’s aesthetic environment and prevent
signage from dominating the streetscape is being met. The proposed signs are
replacing existing signs on a freestanding sign at the main intersection of Sixth
Avenue at Sixth Street, and being added to a similar freestanding sign at Sixth Avenue
and Eighth Street. The proposed signs will be smaller than the signs they are
replacing, thereby improving visibility into the site from the public streets at Sixth
Avenue and Sixth Street. The size of all proposed signs is in scale with the building, in
keeping with relevant DP area guidelines. The materials of the signs have been
selected to be in keeping with the portions of the original freestanding signs which
will remain, toward maintaining a consistent aesthetic appearance.
4. Is this the most appropriate mechanism (i.e. DVP or Board of Variance) for achieving
the end result of the proposed variances?
Yes. The Board of Variance does not have jurisdiction to consid er variances
respecting bylaw requirements for the Sign Bylaw.
5. Is the proposed variance relatively minor?
No, as the proposed signage includes variances for the size and type of sign as well as
landscaping.
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‘Yes’ should be the answer to four out of five of the above assessment questions.
For this application, three of the five answers is ‘Yes’ and t wo of the five answers is
‘No’.
Given that the proposed new signs will generally be in keeping with the intent of the
bylaw, and will improve visibility into the site at Sixth Street and Sixth Avenue, staff
considers the benefits would be sufficient to warrant proceeding with this application.
OPTIONS
There are three options for Council’s consideration:
1. That Council issue notice that it will consider a resolution to issue DVP00587 to vary
Sign Bylaw requirements for two freestanding signs at 610 Sixth Street.
2. That Council forward DVP00587 to an Opportunity to be Heard at the Regular
Council meeting on April 27, 2015.
3. That Council reject DVP00587.
4. That Council provide staff with other direction.
Staff recommends Options 1 and 2.
CONCLUSION
The proposed signs are generally in keeping with the intent of the Sign Bylaw and related
DP area guidelines and will improve visibility into the site at Sixth Street and Sixth
Avenue as compared with the existing condition. They are also in keeping with similar
Sign Bylaw variances previously issued by Council, in 2010 for Safeway (now Save on
Foods) and in 2014 for Walmart, in Royal City Centre. The variances for size and type of
sign will also address business visibility for smaller CRUs which have no exterior
visibility. Although this would not be considered a minor variance, given the above-noted
conditions, staff considers the benefits would be sufficient to warrant proceeding with this
application.
ATTACHMENTS:
Attachment #1: Location Maps
Attachment #2: Variance Request Letter
Attachment #3: Project Plans
Attachment #4: Text of Official Community Plan Designation; and #2 Uptown
Commercial and Mixed Use Development Permit Area
Attachment #5: Analysis of Proposed Variances to Sign Bylaw Requirements and Sign
Bylaw Checklist
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Kathleen Stevens
Planning Assistant
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Jackie Teed
Manager of Planning

Approved for Presentation to Council
Original Signed by:

Beverly Grieve
Director of Development Services
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Attachment #1
Location Maps
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Attachment #2
Variance Request Letter

Priority Perm its
--Signage Division

February 23, 2015

Planning Department
City of New Westminster
511 Royal Ave .
New Westminster, BC V3L 1H9
Attn: Variance Planner
Re: 610 Sixth St. - Royal City Centre

We are proposing replace the existing sign cabinets on the existing freestanding signs at the
Royal City Centre located at 610 Sixth Street.
The signs as proposed are not in conformance to the City of New Westminster Sign Bylaw in the
following ways :
-There is no landscaped planter at the base of each sign.
-The total sign area of the existing and proposed sign age exceeds the maximum allowed (215.3

ft\
-There two freestanding signs are on a parcel that also has two projecting signs.
As the existing sign has significant area, the sign was designed in such a fashion that it could be
attractive, without requiring a landscaped planter area at its base. The sign is located in a
highly trafficked area, close to the entrance to the mall. Adding the amount of required
landscaping would hinder the movement of pedestrians, as well as patrons of the mall.
The proposed sign cabinets are replacing existing cabinets that are approximately the same
area . As a result, total sign area will not be significantly different from what is currently in
place.
Because the Royal City Centre has over thirty tenants, it is of great importance that its principal
tenants are able to advertise their presence to those outside of the mall. The proposed signs
allow this to be done in an attractive manner.
We request a variance for a relaxation of the current by-law as to allow for the proposed signs.

Jeffrey Sudnicki on behalf of Jordan Desrochers
Priority Permits Ltd .
Ph: 778-397-1394
Fax: 1-888-738-3846
Email : jordan@prioritypermits.com

Attachment #3
Project Plans

Sign 1 (Existing
sign to be
retrofitted)

Sign 1 (Existing
sign to be
retrofitted)
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Attachment #4
Text of Official Community Plan Designation;
and #2 Uptown Commercial and Mixed Use
Development Permit Area

Official Community Plan Designation:
(UC) Uptown Commercial: this area will include commercial uses at the street level

and may include commercial, office or residential uses above the ground level. Densities
may range from medium to high. Depending on the provision of public amenities, a
density bonus may be considered. The City will consider issuing temporary commercial
land use permits in this area provided that the commercial use: will operate at an intensity
of use suitable to the area; will operate on a temporary basis only; has demonstrated plans
to relocate or apply for a rezoning to allow the land use before the permit expires; and, is
compatible with other uses in the vicinity, uses allowed in the area’s Official Community
Plan designation, and uses allowed under the Zoning Bylaw. In considering the
compatibility of such applications, the City may also consider the design, servicing
access, screening, and landscaping to be provided in connection with the temporary use.
[B/L No.6640, 2000]

A. Commercial and Mixed Use Development Permit Area:
Intent
There are eight Development Permit Areas in this section. Each Development Permit
Areas is a commercial area, allowing for some residential development. Guidelines in
these Development Permit Areas will focus on the interrelationships between commercial
and residential uses, actions that animate and enliven the streetscape, promote shopping
and walking, and contribute to the economic base of each commercial area.
Common Objectives
The Commercial and Mixed Use Development Permit Areas will all be guided by the
following social, economic and environmental objectives:
Social Objectives:





Promote walking, shopping, entertaining and recreation.
Promote continuity in the community by respecting the character of the area.
Promote a diversity of activities for all age groups, during the day and in the evening.
Promote personal safety for pedestrians, shoppers and visitors.

Economic Objectives:





Promote the revitalization of the commercial area.
Promote the economic base of the commercial area.
Promote the area’s commercial and tourism potential.
Provide opportunities for large, medium and small scale investors.

Environmental Objectives:
 Promote public access to New Westminster’s natural amenities, such as the Fraser
River.
 Improve access and circulation, and encourage public transportation.
 Promote the adaptive reuse of historic buildings.
Common Guidelines
The Commercial and Mixed Use Development Permit Areas will all be guided by the
common guidelines, identified below and specific guidelines as discussed in each
Development Permit Area:
 Vary the shape, massing and exterior finishes of buildings to avoid a monotonous
appearance when the development is viewed as a whole. Traditional materials are
encouraged.
 Encourage the shape, slope and finish of the roofs to be such that when viewed from
above they appear well maintained and attractive and can retain this quality over time.
 Utilize exterior lighting which is unobtrusive and signage which is consistent with the
architecture of the building and its surrounding context.
 Incorporate signage and building names that reflect the historic character of the City,
its natural setting or the legacy of its prominent citizens.
 If exterior security grills are provided, they should be of a decorative nature.
 Review building design, lighting and signage in relation to Crime Prevention Through
Environmental Design guidelines.
 Require parking facilities to contribute to enhancing the streetscape of the area.
 Utilize attractive landscape design, including street trees and planters.
 Provide street trees, landscaping, ornamental sidewalks, street furniture and
decorative street calming elements where appropriate.
 Identify areas for holding garbage and recyclable material, and screen them
appropriately.
 Encourage enhanced activity on commercial streets through facilitating the creation of
sidewalk cafes, street vendors, weather protection canopies, where appropriate.

#2 Uptown
The Uptown area, identified as Development Permit Area #2 [see Map D1], is designated
in order to provide a focus for mixed use development in this area and a framework for
its evolution. This Development Permit Area provides objectives and guidelines for the
form and character of high, medium and low rise residential and commercial uses, as well
as retail.
[Discussion of this area is contained in sections 2.1: Population and Growth
Management, 2.3: Housing and 2.7: Commercial Revitalization and the Economy.]

Objectives
The objectives of this designation are to:
 Promote the Uptown as the professional centre of New Westminster.
 Provide opportunities for a range of pedestrian oriented commercial uses.
 Promote residential use on the upper floors.
Guidelines
Development permits issued in this area shall be in accordance with the following
guidelines:
 Architecture, including scale and massing of buildings, shall be in keeping with the
context of the area.
 Architecture, including scale and massing of buildings, should be complementary
with the historic character of adjacent neighbourhoods, such as Queen’s Park.
 Buildings should be sited to provide a visual and acoustical barrier to the traffic
corridor.

Attachment #5
Analysis of Proposed Variances to Sign Bylaw
Requirements and Sign Bylaw Checklist

Requirement to be Varied
Section 6.4
General Regulations
Section 6.13
Physical Form of Signs Permitted,
Subsection (f) freestanding signs,
Subsection (i)
Section 6.13
Physical Form of Signs Permitted,
Subsection (f) freestanding signs,
Subsection (ii)
Section 6.13
Physical Form of Signs Permitted,
Subsection (f) freestanding signs,
Subsection (iv)

Permitted
Maximum Sign Area:
20.0 square meters
(215.3 square feet)
The building or premise is
not provided with a
projecting sign

Proposed
Maximum Sign Area:
36.7 square metres
(395.0 square feet)
The building or premise is
provided with a projecting
sign

Maximum Sign Height:
9.0 meters
(29.5 feet)

Maximum Sign Height:
10.1 metres
(33.0 feet)

Required Landscaping:
74.9 square meters
(806.2 square feet)

Proposed Landscaping:
0.0 square meters
(0.0 square feet)

Sign Bylaw Review Checklist:
Address
Zoning
District

610 Sixth Street (Royal City Centre)

 Residential (S.7.1)
 Commercial, Service & Service Station, Parking,
Limited Agricultural & Light Industrial (S.7.2)
 Columbia Street Historic Area (S.7.3)

 Heavy, Special & Limited Industrial (S.7.4)
 Public & Institutional (S.7.5)
 Residential Care, Group Home &
Corrections (S.7.6)

Sign Bylaw Compliance Review Completion Date:
Applicable Section 7.2 Requirements:
c. freestanding signs as advertising signs, provided that:

i.
ii.

Sign Bylaw Section
not more than one sign for each street frontage of the building, premise or parcel;
one additional freestanding sign shall be permitted for any street frontage of the
premise or parcel that exceeds 50 meters (164 feet),provided that no freestanding
signs shall be located less than 25 meters (82 feet) apart and the maximum
number of signs on one parcel shall not exceed four
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Variance Required
NO



NO

Page 1

SIGN #1 (Sixth Avenue/Eighth Street corner):
Sign Type
Sign Area
Landscaped Area

Freestanding sign
2

2

395 ft (36.70 m )
2

2

0.0 ft (0.0 m )

Sign Height
Sign Clearance
Building Height

33 ft (10.06 m)
15 ft (4.57 m)
61 ft (18.59 m)

General Regulations:

6.3
6.4
6.5
6.6

Sign Bylaw Section
The minimum clearance of any sign projecting over a highway shall be 2.7 meters
(9.0 feet) above grade, except where signs project over an off-street vehicular
parking area, parking aisles or driveways, the minimum clearance shall be 4.5
meters (14.8 feet).
The sign area of any sign shall not exceed 20.0 square meters (215.3 square feet).
The copy area of any sign shall not exceed 50% of the sign area
The maximum projection of any sign from the exterior wall of the building to which
the sign is attached shall not exceed 1.5 meters (10.0 feet); such sign shall not
project to less than 0.6 meters (2 feet) horizontally from the curb line.



Variance Required



NO




YES
NO



N/A

Section 6.13 Physical Form:
F. freestanding signs, provided that:
Sign Bylaw Section
i.
ii.

iii.

iv.

v.
vi.

the building or premise is not provided with a projecting sign;
the maximum height of any freestanding sign shall be the lesser of the height of
the principal building located on the same parcel as the sign or 9.0 meters (29.5
feet);
the minimum clearance of any freestanding sign located within a landscaped area
shall be 1.0 meter (3.3 feet), except where a freestanding sign projects over an offstreet parking area, parking aisle or driveway, where the minimum clearance shall
be 4.5 meters (14.8 feet);
a landscaped planter area shall be provided at the base of each freestanding sign,
which shall consist of 0.2 square meters (2.2 square feet) of landscaping for every
0.1 square meters (1.1 square feet) of sign area; plus 0.4 square meters (4.3 square
feet) of landscaping for every 0.3 meters (1 foot) of height above 3.0 meters (9.8
feet);
a freestanding sign shall be located entirely within a parcel and no part of the sign
shall project or extend beyond the parcel to which the sign pertains; and
a freestanding sign shall not be located within 1.5 meters (4.9 feet) of any building
or structure;
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Variance Required
YES
two existing
projecting signs
YES



NO



YES
no landscaping
provided



NO



NO
48 ft from building

Page 2

SIGN #2 (Sixth Avenue/Sixth Street corner):
Sign Type
Sign Area
Landscaped Area

Freestanding sign
2

2

395 ft (36.70 m )
2

2

0.0 ft (0.0 m )

Sign Height
Sign Clearance
Building Height

33 ft (10.06 m)
15 ft (4.57 m)
61 ft (18.59 m)

General Regulations:

6.3
6.4
6.5
6.6

Sign Bylaw Section
The minimum clearance of any sign projecting over a highway shall be 2.7 meters
(9.0 feet) above grade, except where signs project over an off-street vehicular
parking area, parking aisles or driveways, the minimum clearance shall be 4.5
meters (14.8 feet).
The sign area of any sign shall not exceed 20.0 square meters (215.3 square feet).
The copy area of any sign shall not exceed 50% of the sign area
The maximum projection of any sign from the exterior wall of the building to which
the sign is attached shall not exceed 1.5 meters (10.0 feet); such sign shall not
project to less than 0.6 meters (2 feet) horizontally from the curb line.



Variance Required



NO




YES
NO



N/A

Section 6.13 Physical Form:
F. freestanding signs, provided that:
Sign Bylaw Section
i.
ii.

iii.

iv.

v.
vi.

the building or premise is not provided with a projecting sign;
the maximum height of any freestanding sign shall be the lesser of the height of
the principal building located on the same parcel as the sign or 9.0 meters (29.5
feet);
the minimum clearance of any freestanding sign located within a landscaped area
shall be 1.0 meter (3.3 feet), except where a freestanding sign projects over an offstreet parking area, parking aisle or driveway, where the minimum clearance shall
be 4.5 meters (14.8 feet);
a landscaped planter area shall be provided at the base of each freestanding sign,
which shall consist of 0.2 square meters (2.2 square feet) of landscaping for every
0.1 square meters (1.1 square feet) of sign area; plus 0.4 square meters (4.3 square
feet) of landscaping for every 0.3 meters (1 foot) of height above 3.0 meters (9.8
feet);
a freestanding sign shall be located entirely within a parcel and no part of the sign
shall project or extend beyond the parcel to which the sign pertains; and
a freestanding sign shall not be located within 1.5 meters (4.9 feet) of any building
or structure;
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Variance Required
YES
two existing
projecting signs
YES



NO



YES
no landscaping
provided



NO



NO
36 ft from building
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See Report under the Attachment(s)

9.

See Report under the Attachment(s)

10.

See Report under the Attachment(s)

11.

There is no Report with this Item.
Please see Attachment(s).

12.a.

