Notice is hereby given of the following meeting:

REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
May 6, 2019 at 11:30 a.m.
Committee Room 2, City Hall

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

Adoption of the Minutes of April 8, 2018 LUPC Meeting

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION
4.

No Items

REPORTS FOR ACTION
5.
6.

616 and 640 Sixth Street: Rezoning and Development Permit for a Mixed Use
High Rise Building – Project Update
709 Cumberland Street: Heritage Revitalization Agreement – Preliminary
Application Review

CONSENT AGENDA
7. 1002 – 1004 and 1006 - 1008 Third Avenue: Heritage Revitalization Agreement
and Heritage Designation – Bylaws for Two Readings
8. 632 Second Street: Heritage Revitalization Agreement and Heritage Designation
– Bylaws for Two Readings
9. 647 Ewen Avenue: Official Community Plan Amendment, Heritage
Revitalization Agreement and Heritage Designation – Bylaws for Two Readings
DIRECTOR’S / MANAGER’S REPORT (Oral Report)
10.

No Items

NEW BUSINESS
11. Election of Alternate Chair
CORRESPONDENCE
12. No Items
NEXT MEETING
Monday, June 10, 2019
ADJOURNMENT
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REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
April 8, 2019 at 12:00 p.m.
Committee Room 2, City Hall

MINUTES
PRESENT:
Councillor Chinu Das
Councilor Chuck Puchmayr
Councillor Mary Trentadue
MEMBER REGRETS:
Mayor Jonathan Cote
GUESTS:
Mr. Robert Billard

- Project Architect, Principal, Billard Architecture

STAFF:
Ms. Emilie Adin
Ms. Jackie Teed
Mr. Rupinder Basi
Mr. Cameron Barker
Mr. Hardev Gill
Ms. Dilys Huang
Ms. Britney Quail
Mr. Mike Watson
Ms. Carilyn Cook

- Director of Development Services
- Manager of Planning
- Senior Planner
- Planning Assistant 1
- Planning Technician
- Planning Technician
- Heritage Planner
- Planner
- Committee Clerk

The meeting was called to order at 12:04 p.m.

ADDITIONS / DELETIONS TO THE AGENDA
MOVED and SECONDED
THAT the February 4, 2019 Land Use and Planning Committee agenda be adopted
as circulated.
CARRIED.
All members of the Committee present voted in favour of the motion.

Back to Agenda

REVIEW AND ADOPTION OF CONSENT AGENDA
MOVED and SECONDED
THAT all items be pulled from the Consent Agenda for further discussion.
CARRIED.
All members of the Committee present voted in favour of the motion.
ADOPTION OF MINUTES
1.

Adoption of the Minutes of March 11, 2018 LUPC Meeting
MOVED and SECONDED
THAT the March 11, 2019 Land Use and Planning Committee meeting minutes be
adopted as circulated.
CARRIED.
All members of the Committee present voted in favour of the motion.

PRESENTATIONS
2.

There were no items.

UNFINISHED BUSINESS
3.

There were no items.

DIRECTOR OF DEVELOPMENT SERVICES MEMOS FOR ACTION
4.

There were no items.

REPORTS FOR ACTION
5.

515 Fourth Street: Heritage Revitalization Agreement – Preliminary Report
Jackie Teed, Manager of Planning, summarized the report dated April 8, 2019.
In response to questions from the Committee, staff provided the following
comments:
• The additional 0.01 FSR (approximately 100 square feet) was requested by the
proponent for ease of design and slightly larger room sizes and, since it would be
for the entire project, it is hard to determine exactly where it would be allocated;

Doc #1398779

Land Use and Planning Committee Minutes
April 8, 2019 Meeting

Page 2

Back to Agenda

• Through the Queen's Park Heritage Conservation Area incentives program,
protected houses in Queen’s Park already have access to a density increase of 0.1
FSR, per Council’s direction;
• The Queen’s Park incentives program allowed the City and property owners to
explore other incentives, in addition to the already provided density increase,
such as larger infill houses or stratification of laneway houses, etc., through
Heritage Revitalization Agreements; and,
• The City strives to ensure that massing fits-in well with the neighbourhood, and
0.8FSR is high for single detached and infill style projects. Higher density than
this becomes closer to what is generally considered for multi-family or
townhouse developments.
Discussion ensued, and the Committee provided the following comments:
• A member shared support of the 0.8 FSR but would also consider supporting the
requested 0.81 FSR if required; and,
• A member voiced support of the parking as well as the 0.8 FSR, advising that the
project was still in the early stages and, as the FSR may become a frictional issue
in the neighbourhood, it should remain at 0.8.
MOVED and SECONDED
THAT the Land Use and Planning Committee instruct staff to proceed with
processing the Heritage Revitalization Agreement proposal at 515 Fourth Street as
outlined in Section 9 of this report, once the proposal has been revised to reduce the
floor space ratio to no more than 0.8 FSR.
CARRIED.
All members of the Committee present voted in favour of the motion.
6.

422 Eighth Street:
Application Review

Heritage Revitalization

Agreement

–

Preliminary

Ms. Teed briefly outlined the report of April 8, 2019.
In response to questions from the Committee, staff provided the following
comments:
• The number of required accessible parking spaces would remain unchanged even
if the overall parking was reduced; and,
• Currently, the proposal is not consistent with the City’s design guidelines for
heritage projects or for mid-rise development permit areas.
A member expressed overall support of the project but supported all staff feedback in
the report, and was unenthusiastic of the current design as the two buildings do not
complement each other.
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MOVE and SECONDED
THAT the Land Use and Planning Committee endorse the recommendations
summarized in Section 9 of this report, and direct staff to include that and other
feedback from the Land Use and Planning Committee in the pre-application review
letter to the applicant.
CARRIED.
All members of the Committee present voted in favour of the motion.
7.

719 Colborne Street: Rezoning of RT-2D Property to Allow for Addition of a
Secondary Suite and Detached Accessory Dwelling Unit – Preliminary
Application Review
Ms. Teed summarized the report of April 8, 2019.
In response to a question from the Committee, staff advised that the City would work
with the applicant to focus the tree protection in areas impacted by renovation workrelated items such as equipment, supplies, and workers.
Discussion ensued, and the Committee provided the following comments:
• The proposal is creative within a small space and would essentially be providing
two additional forms of affordable housing;
• The reduction in unit size and parking requirements is reasonable; and
• The open space issue should be resolved.
MOVED and SECONDED
THAT the Land Use and Planning Committee provide preliminary feedback on the
proposal, including on the questions outlined in Section 9 of this report, and instruct
staff to include that and other feedback from staff in the pre-application review letter
to the applicant.
CARRIED.
All members of the Committee present voted in favour of the motion.

CONSENT AGENDA
All items were removed from the Consent Agenda.
ITEMS REMOVED FROM THE CONSENT AGENDA
8.

1209 – 1217 Eighth Avenue: Rezoning and Development Permit for Infill
Townhouses – Zoning Amendment Bylaw No. 8099, 2019 for Two Readings
In response to a question from the Committee, staff clarified that the proposed front
setback for the townhouse units is 14 feet, with the end unit (west) at 19 feet. The
proposed side setbacks are 6 feet, and the rear setback is 25 feet.
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MOVED and SECONDED
THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw No. 8099, 2019 for First and Second Readings and
forward the Bylaw to a Public Hearing on May 27, 2019.
CARRIED.
All members of the Committee present voted in favour of the motion.
9.

825 McBride Boulevard:
Development Inquiry for
Retail/Residential Project – Preliminary Application Review

a

Mixed

Use

Ms. Teed provided a short overview of the report dated April 8, 2019, advising that
the applicants were attendance with a short presentation if required.
In response to questions from the Committee, staff provided the following
comments:
• The maximum permitted height under the site’s existing C1 zoning is 30 feet or
two storeys;
• Preliminary amenity analysis was conducted using the density bonus rates for the
downtown as a reference. The amount determined was $8.3M and will be
confirmed through further economic analysis if a formal development and
rezoning permit application moves forward;
• The entire four-story building, including the townhomes, will be below market
value; and,
• Management of the below market housing has not been fully determined;
however, the applicant is working with BC housing and the City has completed a
Request for Qualifications (RFQ) and is developing a list of qualified operators in
New Westminster. As part of the formal application process, this information
would be brought forward to Council for consideration.
Discussion ensued, and the Committee provided the following comments:
• Townhouses should be included in the affordable housing component.
MOVED and SECONDED
THAT Land Use and Planning Committee endorse the recommendations
summarized in the Feedback Section (Section 8) of this report and instruct staff to
include feedback from LUPC in the Pre-application letter to the applicant.
CARRIED.
All members of the Committee present voted in favour of the motion.
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10. 909 First Street: Rezoning and Development Permit for Infill Townhouses –
Preliminary Application Review
Ms. Teed summarized the report dated April 8, 2019.
Staff advised that, primarily, all trees on site will be retained; however, that will be
reviewed through the formal tree permit application.
MOVED and SECONDED
THAT the Land Use and Planning Committee instruct staff to include the
information contained in this report, and any other feedback from LUPC and staff in
the preliminary application review letter to the applicant.
CARRIED.
All members of the Committee present voted in favour of the motion.
11. 45 East Eighth Avenue: Rezoning and Development Permit for Infill
Townhouses – Preliminary Application Review
Ms. Teed briefly reviewed the above-noted report dated April 8, 2019.
In response to questions from the Committee, staff provided the following
comments:
• Parking accessed from the rear lane will be reviewed by the City’s transportation
division; and,
• Currently, a tree permit has not yet been put in place for the on-site trees.
MOVED and SECONDED
THAT the Land Use and Planning Committee instruct staff to include the
information contained in this report, and any other feedback from LUPC and staff in
the preliminary application review letter to the applicant.
CARRIED.
All members of the Committee present voted in favour of the motion.
DIRECTOR’S / MANAGER’S REPORT (Oral Report)
12.

There were no items.

NEW BUSINESS
13. There were no items.
CORRESPONDENCE
14. There were no items.
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NEXT MEETING
Monday, May 6, 2019
ADJOURNMENT
ON MOTION, the meeting was adjourned at 12:37 p.m.

COUNCILLOR CHINU DAS
CHAIR
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/6/2019

From:

Emilie K Adin, MCIP
Director of Development Services

File:

PAR01062

Item #:

16/2019

Subject:

616 and 640 Sixth Street: Rezoning and Development Permit for a
Mixed Use High Rise Building - Project Update

RECOMMENDATION
THAT the Land Use and Planning Committee receive the summary for the Princess
Street Traffic Analysis as outlined within this report.
THAT the Land Use and Planning Committee recommend that Council consider
Zoning Amendment Bylaw No. 7997, 2019 for First and Second Readings and forward
the bylaw to a Public Hearing on June 24, 2019.

EXECUTIVE SUMMARY
Orr Development has submitted Rezoning and Development Permit applications to enable
the development of a 29 storey, mixed use development consisting of 142 market strata
residential units, 95 secured market rental housing units, and 1,150.55 sq. m. (12,384 sq. ft.)
of commercial retail at grade. The applicant has also proposed the provision of a privately
owned, publically accessible 159 sq. m. (1,712 sq. ft.) plaza at the northeast corner of the
site. The Rezoning application would rezone the subject property from Community
Commercial Districts (High Rise) (C-3) to a new Comprehensive Development (CD) Zone.
Community engagement on this project has been ongoing since November 2017. The
application was brought forward to the New Westminster Design Panel (NWDP) on
December 12, 2017 and the Advisory Planning Commission (APC) on February 20, 2018
and was supported by both the NWDP and APC. The application was brought forward to the
Land Use and Planning Committee on March 12, 2018 to initiate consideration of First and
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Second Reading. However, based on the discussion at that meeting, it was decided by the
applicant and staff that further transportation analysis was warranted for Princess Street to
examine concerns regarding commercial loading, as well as further review of the Sixth Street
frontage design in light of the future Great Street design work. The applicant also wanted to
further discussions with existing commercial tenants within the building about the
redevelopment. Since March 2018, there have also been some design changes to the project
which include an increase in the number of secured market rental units (from 79 to 95 units),
a reduction in the amount of market condominium units (from 158 to 142 units), and changes
to the lobby entrances (to provide separate, but equal quality lobby entrances and elevators
for the secured market rental and market condominium). The overall number of units within
the proposed development remains the same as well as the height of the building.
1. PURPOSE
These applications would allow a mixed use residential and commercial high rise
development on the subject site. The purpose of this report is to update the Land Use and
Planning Committee on the additional work that has been undertaken by the applicant and
staff in regards to this proposal since March 2018 and to request that the Land Use and
Planning Committee recommend that Council consider Zoning Amendment Bylaw No.
7997, 2019 for First and Second Readings and forward the bylaw to a Public Hearing on
June 24, 2019..
2. BACKGROUND
2.1 March 12, 2018 Land Use and Planning Committee
The application was brought forward to the Land Use and Planning Committee on March 12,
2018 for consideration of First and Second Reading. At this meeting, there were discussions
in regards to the Princess Street Loading concerns as well as how the proposal responds to
the Sixth Street Great Street. A link has been provided below the March 12, 2018 Land Use
and Planning Committee Agenda and Minutes:
March 12, 2018 Land Use and Planning Committee Agenda (see Item 6)
https://www.newwestcity.ca/council_minutes/0312_18/Public_Meeting_LandUseandPlannin
gCommittee_LUPC-6.2018.pdf
March 12, 2018 Land Use and Planning Committee Minutes (see Item 6)
https://www.newwestcity.ca/database/files/library/LUPC_2018_MAR_12_Minutes.pdf
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3. POLICY AND REGULATIONS
3.1 OCP Land Use Designation
The subject property is designated (MH) Mixed Use - High Rise. The purpose of this
designation is to provide for low-mid-and high-rise commercial or commercial and mixed
use buildings which would create active and engaging streets. This proposal would be
consistent with the designation.
3.2 Zoning Bylaw
The subject property is zoned Community Commercial Districts (High Rise) (C-3). The
intent of the C-3 zone is to “allow for large-site high-rise, commercial, and mixed use
development including pedestrian-oriented commercial businesses and multi-family
residential”. While the development inquiry is consistent with the intent of the C-3 zoning, it
exceeds the maximum units per acre, residential site coverage, and the total Floor Space
Ratio (all uses) for the site. As a result, this proposal would require a Rezoning application.
3.3 Development Permit Area
The subject property is located within the Uptown Mixed Use Node Development Permit
Area. The intent of this DPA designation is to “facilitate new commercial and mixed use
development, with active commercial uses oriented towards the principal streets: Sixth
Street, Sixth Avenue and Belmont Street. This area is designated with the following
purposes:
 Establishment of objectives for the form and character of commercial, mixed use and
multi-family development,
 Protection of the natural environment, its ecosystems, and biological diversity,
 Establishment of objectives to promote energy conservation.”
A copy of the proposed DPA guidelines for the Uptown Mixed Use Node can be accessed at
the following weblink below:
https://www.newwestcity.ca/database/files/library/DPAs___4.1_Uptown.pdf
3.4 Secured Market Rental Housing Policy
The project proposes to provide secured market rental housing and support the City’s
objective of increasing the supply of rental housing and ensuring security of tenure over
time. Should this proposal proceed, the applicant would be required to enter into a Housing
Agreement as a condition of Rezoning.
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3.5 Family Friendly Housing Policy
The proposed building would need to provide for family-friendly housing units in
accordance with the Family-Friendly Housing Bylaw for both the secured market rental and
market condominium portions of the project. As noted in the Proposal Data, the project
exceeds the requirements of the Family-Friendly Housing Bylaw in regards to the amount of
two and three bedroom units which are included within the development.
3.6 Master Transportation Plan
Sixth Street is identified as a “Great Street” within the Master Transportation Plan (MTP).
As per the MTP, Great Streets “require planning and design that goes beyond the typical
street function of supporting through traffic. Planning and designing Great Streets means
providing characteristics that make streets destinations – places for people to be, instead of
places to move through.” The project has been considered in light of the MTP objectives of
making Sixth Street a “Great Street” in regards to streetscape improvements (sidewalks,
landscaped boulevards, etc.), building setbacks, and other design aspects.
Seventh Avenue is also identified as a Greenway within the MTP and Trail & Greenway
Master Plan which includes policies to provide safe and comfortable bicycle facilities for
people of all ages and abilities.
4. BACKGROUND
4.1 Site Characteristics and Context
The site consists of two parcels with frontages along Sixth Street, Princess Street, and
Seventh Avenue. The lots currently contain existing commercial buildings (two storey
height) which are leased. Directly to the north of the subject site is a two -storey commercial
building (Rexall Drugstore), the New Westminster United Reform Church, and Mt. Calvary
Lutheran Church. To the west of the site is a 10 storey mixed-use building with retail at
grade and residential above (2.84 FSR) and a three storey commercial building. To the south
of the site is the Royal Centre Mall and a 22 storey multi-unit residential building (2.56
combined FSR between shopping centre and multi-unit residential). To the east of the site
are a 14 storey multi-unit residential building (3.08 FSR) and a 24 storey multi-unit
residential building (2.92 FSR).
4.2 Proximity to Transit Service
There is a bus stop located in front of the site on Sixth Street, which is part of the Frequent
Transit Network with regular bus service. The design and location of the bus stop is being
reviewed in light of the applicant’s proposed streetscape improvements and will form part of
the off-site works requirements for the project.
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5. PROJECT DESCRIPTION
5.1 Project Description
The updated proposal consists of a 20,436 sq. m. (219,968 sq. ft.), 29 storey, mixed use
building with commercial uses at grade along Sixth Street and Seventh Avenue. The o verall
floor space and height is generally similar to the proposal that was presented to the Land Use
and Planning Committee in March 2018. There would still be 237 residential units within
the development, of which 95 units would be secured market rental. The rental units would
be located within the lower portions of the building (levels two to nine) with the majority of
units having private patios. The market strata units would be located on floors eleven to
twenty nine and would each have balconies. There would be common outdoor amenity areas
located at the ground-level which would be for the strata market condominium units, on the
fourth level on top of the podium roof which would be for the secured market rental units,
and on the rooftop of the tower which would be for the market strata residential units. There
would be nine at-grade commercial units with sizes that would vary depending on the needs
of commercial tenant occupants, and uses permitted within these units would be based on
those allowed within the C-3 zoning (restaurants, cafes, retail, etc.).
Underground and surface parking would be provided at the rear of the site with vehicle
access off of Princess Street. The applicant is now proposing to have two separate lobby
areas facing Princess Street, one each for the secured market rental residential and market
strata residential that would be accessed off of the proposed plaza space. These lobby areas
would read as one from the street. There would also be separate elevators for the se cured
market rental and market strata residential units that would be accessed from each of the
respective lobby areas. The lobby and elevator areas for both have been designed of equal
character, functionality, and prominence from the street.
The applicant proposes to rezone the site to Comprehensive Development Districts (616 and
640 Street) (CD-80) and a copy of the proposed Zoning Amendment Bylaw No. 7997, 2019
is attached as Appendix “A” to this report.
Key aspects of the proposed development include:


Residential tower that is stepped back above the podium level as per OCP Guidelines.



Building line setback provided along Sixth Street in order to provide area for
commercial uses to spill out onto street without impacting sidewalk movement and to
facilitate streetscape improvements along Sixth Street.
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Commercial units with demising walls that can be adjusted based on leasing space
requirements of commercial tenants, allowing flexibility for businesses of various
sizes. Distinction between the Commercial Retail Units given the long length of the
site along the Sixth Street frontage would be achieved through the use of signage,
entrance recesses, and other approaches.



Privately-owned and maintained, publically-accessible plaza located at the corner of
Sixth Street and Seventh Avenue (Crosstown Greenway) with space for programmed
events (i.e. outdoor market or other community events). The programming would be
coordinated by the owner.



Private Indoor amenity area on the ground-level with a green wall (which the
applicant indicates is aimed towards addressing greenway and creating a relationship
between the indoor amenity area and Seventh Avenue (Crosstown Greenway).



Private Indoor amenity areas that open up onto outdoor amenity areas (at ground level
and top of podium level) with landscaped areas.



Private Outdoor Rooftop Amenity Area at the top of the tower.

The proposed architectural and landscape drawings are included in the applicant submission
package attached as Appendix “B”.
5.2 Project Statistics
Permitted/Required
Under C-3
Existing Site Area
(gross)
Net Site Area (after
dedication along
Sixth St.)
Site Frontage
Existing Lot Depth
Lot Depth after
dedication along
Sixth St.

March 2018
Proposal
3,233 sq.m.
(34,800.9 sq.ft.)
3,062.18 sq.m.
(32,961 sq.ft.)

Updated Proposal

80.36 m.
(263.6 ft.)
40.26 m. (132.1 ft.)
38.13 m. (125.1 ft.)

Unchanged

Unchanged
Unchanged

Unchanged
Unchanged
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5.2 FSR (maximum
permitted for all uses)

Floor Area (gross)
Residential Site
Coverage
Building Height
Residential Units

40%

Unit Mix and
Family-Friendly
Housing

Family Friendly
Housing Requirements
(Rental)

82-105 units

2 & 3 BDR: min. 25%
of units
3 BDR: min. 5% of
units
Family Friendly
Housing Requirements
(Strata Market)
2 & 3 BDR: min. 30%
of units
3 BDR: min. 10% of
units

7

Total: 6.09 FSR /
6.42 FSR (after road
dedication)
Secured Market
Rental:1.92 FSR
Strata: 4.11 FSR
Commercial 0.39
FSR
20,472 sq.m.
(220,361 sq.ft.)
65%

Total: 6.11 FSR / 6.45
FSR (after road
dedication)
Secured Market
Rental: 2.34 FSR
Strata: 3.73 FSR
Commercial 0.38 FSR

90.8 m. (298.0 ft.)
237 units total (158
strata units and 79
secured market rental
units)
Secured Market
Rental
1 BDR: 40 (51%)
2 BDR: 32 (41%)
3 BDR: 7 (9%)
Total: 79 Units

90.8 m. (298.0 ft.)
237 units total (142
strata units and 95
secured market rental
units)
Secured Market
Rental
1 BDR: 54 (56%)
2 BDR: 32 (34%)
3 BDR: 9 (9%)
Total: 95 Units

Strata Market
1 BDR: 76 (48%)
2 BDR: 59 (37%)
3 BDR: 23 (15%)
Total: 158 Units

Strata Market
1 BDR: 68 (48%)
2 BDR: 51 (36%)
3 BDR: 23 (16%)
Total: 142 Units

20,436 sq.m.
(219,968 sq.ft.)
53%
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Residential (Strata) –
158 resident spaces
and 32 visitor spaces

Total Provided = 330
spaces

Total Provided = 313
spaces

-

-

Residential (Market
Rental) – 79 resident
spaces and 8 visitor
spaces
Commercial – 24
spaces

-

Disabled Access
Parking – 14 spaces
Total Required = 366

8

Applicant
proposing shared
parking between
commercial and
residential visitor
- 26 spaces
Applicant
proposing 5 car
share spaces (net
reduction of 20
spaces)
Disabled Access
Parking provided
as per Zoning
Bylaw
requirements

-

-

-

Applicant
proposing shared
parking between
commercial and
residential visitor 26 spaces
Applicant
proposing 4 car
share spaces (net
reduction of 16
spaces)
Disabled Access
Parking provided
as per Zoning
Bylaw
requirements
Applicant
providing EV
charging
infrastructure for
all residential
spaces and 10% of
commercial spaces

Loading

1 space

1 space

1 space

Bicycle Parking

Long Term = 250
Short Term = 18

Long Term = 304
Short Term = 18

Long Term = 312
Short Term = 18

5.3 Resident Amenity Areas
The proposal includes resident indoor amenity spaces on the ground level and fourth level
that are both connected to common outdoor amenity areas on each respec tive level, as well
as a rooftop amenity area. The common outdoor amenity areas are located on the podium
level (includes garden plots, seating areas, outdoor kitchen, fireplace, and playground) and
ground level near the main entrance lobby area on Seventh Avenue (includes seating, dog
relief area).
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Each of the podium level units will have outdoor patio areas and a majority of the upper
level units will have unenclosed balconies/decks. The units on the 29th level would have
private outdoor patios.
The amount of useable open space proposed for the project exceeds 10% of the gross
residential floor area, as stipulated for most multi-unit residential zones within the Zoning
Bylaw.
5.4 Public Plaza and Streetscape Improvements
The project would also contribute to this portion of the Sixth Street “Great Street”, as well as
the Rotary Crosstown Greenway through the provision of a privately owned and maintained,
publically accessible plaza area and streetscape improvements (hard and soft landscaping)
along the property frontages. The project also proposes a 2.1 metre (6.88 ft.) building line
setback along the property frontage which would provide additional public realm space in
front of the commercial units to promote street activation opportunities. The propose d design
meets the intent of the Great Street with wider sidewalks and amenities for a pedestrian
priority area. The plaza space would be 187 square metres (2,010 square feet) and would be
secured through a statutory right-of-way agreement. The plaza space has been reviewed by
the City’s Parks and Open Space Planner with an eye to ensuring that it provides flexibility
for a range of outdoor events activities including small outdoor market events, festivals, and
other community gatherings. The design also includes electrical outlets for food trucks and
other activities.
6. DISCUSSION
6.1 Existing Density Entitlements
The subject site is currently zoned Community Commercial Districts (High Rise) (C-3). The
C-3 zone includes two measures to control density:
 Total Floor Space Ratio - 5.2 FSR;
 Units Per Acre (UPA) – 120 units per acre (maximum achievable)
Under these existing zoning entitlements, the maximum residential density achievable on the
subject site would be approximately 72 to 96 residential units, depending on the building
form, unit type and other technical requirements. When this UPA is converted to a residential
FSR using an average industry-standard residential unit sizes (i.e. 69.7 sq.m.,750 sq.ft.), it
equates to an existing residential entitlement in the order of 1.82 – 2.43 FSR of residential
floor space. The remainder of the density entitlement would be permitted as commercial
space, up to a maximum of 5.2 FSR.
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6.2 Additional Residential Density Proposed
Based on the above analysis, the applicant is requesting residential density in the order of
3.28 to 3.89 FSR and an additional 141 to 165 residential units, as summarized below:

Residential FSR
Total Units

Actual FSR
achievable under
current zoning
regulations
1.82 – 2.43
72 - 96

Applicant’s Proposal
– Secured Market
Rental and Strata
Residential
5.71
237

Proposed Increase

3.28 to 3.89
141 - 165

6.3 Secured Market Rental
The applicant is proposing to provide 95 secured market rental units as part of the proposed
development. These would be long-term rental units (60 years or the life of the building)
and would be secured through a Housing Agreement which would prevent stratification and
require that the units be owned and operated by one entity.
6.4 Voluntary Amenity Contribution
The market condominium (strata) residential density above the existing entitlements (1.17
FSR), excluding additional density considered for secured market rental has been evaluated
under the City’s Voluntary Amenity Contributions Policy. As such, the applicant is offering
to provide a voluntary amenity contribution as part of the proposed rezoning application in
the amount of $911,475, which staff considers reasonable.
6.5 Existing Commercial Tenants
The subject site contains existing commercial buildings occupied by a number of Uptown
businesses. There have been issues raised by residents and business owners in regards to the
potential loss of these businesses and increased rents if they decide to occupy space within
the new proposed building. There are also potential issues related to construction on the site
potentially impacting surrounding businesses through the temporary loss of customer parking
on the street, construction loading, unsightliness, signage, and site maintenance.
The applicant has stated that each commercial tenant has a 12-month demo clause attached to
their lease, and that they will not exercise those clauses until they have approvals in place
and estimate this will give them a minimum 12 month notice from the date of their notice
letter. The developer has had preliminary discussions with tenants about the proposed
redevelopment. Should the proposal proceed, the applicant has indicated that they have
many commercial broker contacts that could assist in finding relocation space for tenant s that
fit their needs. The applicant would also be open to tenants returning but understands that
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once moved and settled to a new location it is often very difficult for a business to come
back. The applicant has provided an overview of the initial correspondence that they have
provided to existing commercial tenants – see Appendix “C”.
Since March 2018, the applicant has had further discussions with commercial tenants within
the development and has provided a letter providing information in regard to the commercial
leases, the on-going discussions they have had with their tenants about the proposed
redevelopment, and how they intend to assist commercial tenants that have been impacted by
this development – see Appendix “D”. The assistance that the applicant is offering to
provide is reduced rents for tenants for the remainder of their respective terms, and financial
assistance at the end of tenancies to help with relocation costs. The applicant is also
proposing to offer assistance to tenants in finding new locations through their network of
commercial brokers.
The applicant has had discussions with the Uptown Business Association regarding the
proposed development and has indicated that they would keep working with the association
to address their issues should the project move forward. A letter of support from the Uptown
Business Association is included as part of the applicant’s public consultation summary – see
Appendix “E”.
6.6 Tower Separation
The proposed tower has been sited in order to meet OCP design guidelines for tower
separation (minimum 27.0 metres / 90 feet) separation required. The proposed tower would
be set back 32.2 metres from the adjacent tower to the north, 27.9 metres from the building
to the west, 41.5 metres from the building to the east, and 53 metres from the building to the
south.
6.7 View and Sun/Shade Analyses
As part of the project drawing submission (see Appendix “B”), the applicant has provided a
comparative view analysis. The analysis includes examination of the view cones, at various
levels of the building, and photos of adjacent buildings surrounding the property. This
analysis is attached in the applicant submission package which is attached as Appendix “B”.
The building has been sited to provide a staggered setback in order to further mitigate view
impacts, and the tower floorplate has been reduced to less than 650 square metres (7,000
square feet).
The applicant has provided sun shade analysis of the proposed development which includes
four different times of the day on March/September 21, June 21, and December 21. This
analysis is included in the applicant submission package attached as Appendix “B”. As a
result of the increased height, the length of the shadows cast by the tower in this proposal
would be longer than those created by a tower under the existing C-3 zoning. However the
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slimmer tower would result in a narrower shadow that would pass across affected properties
and public spaces more quickly. From a public realm point of view, the shadows have the
largest impacts on Sixth Street and Seventh Avenue, including the proposed public plaza at
the corner of Sixth Street and Seventh Avenue. However, as shown on the applicant’s
sun/shade analysis, the impact would occur in the morning as opposed to afternoon when
more people are likely to use the plaza.
6.8 Public Plaza
The project would contribute to this portion of the Sixth Street “Great Street” through the
provision of a 159 square metre (1,712 square feet) privately owned, publically accessible
plaza area and streetscape improvements (hard and soft landscaping) along the property
frontages. The project also proposes a 2.01 metre (6.58 feet) building line setback along the
property frontage which would provide additional public realm space in front of the
commercial units. The plaza space would need to provide for public access which would be
secured through a statutory right-of-way agreement.
6.9 Streetscape
As per Section 180 of the Zoning Bylaw, there is a building line setback requirement along
Sixth Street of 2.13 metres (7 feet) to accommodate future road widening along the west side
of Sixth Street (from the north side of Carnarvon Street to south side of Eighth Avenue).
The applicant would be required to provide a road dedication equivalent to the building line
setback requirement, upgrade and widen the sidewalk and install street trees along the Sixth
Street frontage.
The project also has a frontage along Princess Street which is also an important consideration
in regard to how the proposal fits within this streetscape context, especially given that
vehicular access to the building would be located off of this side of the site. It is important
that the project addresses Princess Street from a pedestrian and vehicle perspective. The
applicant is proposing to provide for a landscaped boulevard and sidewalk along this
frontage, with the sidewalk located closer to the building in order to create a more
comfortable environment for pedestrians.
6.10 Seventh Avenue (Rotary Crosstown) Greenway
The subject property is located along the Seventh Avenue Greenway. This is an important
pedestrian and cycling route within the city. The proposal responds to the greenway through
the provision of commercial units which are oriented towards Seventh Avenue and the
corner of Sixth Street and Seventh Avenue, ensuring that there is only pedestrian and bicycle
access to the building off of Seventh Avenue. The proposal also includes the provision of
short term bicycle parking for residents and the ground-level commercial units, landscaping
improvements, and the provision of a privately-owned, publically-accessible plaza area at the
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corner of Sixth Street and Seventh Avenue. Provisions are made for the Greenway including
building a portion of the protected cycling facility along the Seventh Avenue frontage
adjacent to the plaza space.
6.11 Parking and Transportation
The applicant is proposing to include 313 off-street parking spaces and one commercial
loading space as part of the development. The off-street parking and loading would be
accessed off of Princess Street at the southwest corner of the site. There is no rear lane
servicing the site, and the proposal would create a private service driveway on-site to
facilitate loading and access to underground parking.
The applicant has used incentives included in the Zoning Bylaw to reduce the parking
required including proximity of secured market rental units to transit, the provision of car
share vehicles (e.g. through a car share program such as Modo), and the sharing of
commercial parking with residential visitor parking. The applicant is also proposing to
provide one off-street loading space that would be located off of Princess Street at the rear of
the site. The following is a breakdown of the net reduction that has bee n achieved through
the incentives utilized for the project (under existing Zoning Bylaw provisions):
Zoning Bylaw Incentives
Secured Market Rental in Proximity to
Frequent Transit Network (only 1 space per
unit required for rental regardless of unit
type (i.e. number of bedrooms)
Secured Market Rental Visitor Parking
Rate Reduction (0.1 spaces per unit versus
0.2 spaces per unit)
Car Share Spaces (net reduction of 4 spaces
per 1 car share vehicle and space)
Shared Use Parking (between residential
visitor and commercial parking)
Overall Reduction in Parking Spaces

Net Reduction in Required Parking
Spaces
- 27 spaces

-

10 spaces

-

16 spaces

-

26 spaces

-

77 spaces (20% reduction)

The applicant is proposing to provide bicycle parking (18 short-term spaces and 298 longterm spaces) in accordance with Zoning Bylaw requirements for both residential and
commercial uses. The long-term bicycle parking spaces would be located within the
underground parkade while the short-term bicycle parking would be provided at the surface
level adjacent to the main entry of the building/public plaza space with additional short -term
bicycle parking to be located along the Sixth Street frontage close to the retail units.
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6.12 Transportation
There have been traffic issues raised by the community, primarily in regard to the proposed
vehicle access off of Princess Street for the proposed development in light of existing
pedestrian safety issues and existing truck traffic (accessing commercial loading areas for the
Royal City Centre Mall). There have also been issues in regards to the project not having a
vehicular access off of Seventh Avenue. In regards to vehicle access off of Seventh Avenue,
this was initially examined by staff; however it was found that a vehicle access at this
location would create conflict with the Rotary Crosstown Greenway and does not align with
Master Transportation Plan policies for access off of Greenways. Staff completed additional
analysis of the existing conditions on Princess Street to understand the extent of the issues
identified, potential challenges, and if additional measures were warranted to address the
existing conditions, which is summarized in the following section. A transportation study
has been submitted for the proposed development which has been reviewed and accepted by
staff.
6.13 Princess Street Analysis
City staff commenced further technical analysis on Princess Street to determine the full
extent of issues identified by residents. The technical analysis included field visits, vehicle
counts on Princess Street and for all modes at the intersections, and observations for all
loading bays. The review has concluded that the concerns from the residents are primarily
based on the existing loading operations on Princess Street, which occasionally create delays
to traffic flows. Identified challenges include demands on the loading bays, semi-trailer
trucks waiting on Princess Street, garbage and recycling collection for residential towers
conflicting with trucks waiting to load, traffic flows being delayed by loading operations,
and vehicles parked in no parking/no stopping zones. Additional analysis (24 -hr video
footage from three cameras for a seven-day period) was completed to determine the
frequency and extent of impacts on overall vehicle travel and movement. The review
indicates that approximately half of the vehicles parked on the street are there for under five
minutes, which is legal within the Street & Traffic Bylaw. A small number of stoppages
were observed, with 85% lasting less than two minutes. The longest blockage was observed
to be six minutes. These blockages are associated with trucks backing into the loading bays
at Royal City Centre. Staff do acknowledge that extended blockages may occasionally occur
but are caused by a number of events occurring at the same time (e.g., parked truck for a
long duration, service/operations vehicle blocking residential driveway, occurrence at peak
period evening time with residents accessing parking), not predictable in nature, and
infrequent in occurrence.
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Staff also convened a meeting with representatives from all residential buildings and
commercial operators that take access off of Princess Street to:
 confirm the concerns raised and identify any additional items
 confirm the extent of the issues based on the technical findings, and
 identify potential mitigation measures to address loading management aspects for
Princess Street for all users.
Based on participant feedback there are some issues with trucks and staging at the loading
bays but the street generally functions as expected. There are concerns about midblock
pedestrian safety and functionality of the existing crosswalk setup, and concerns about the
impact of future development.
Overall, staff concludes that Princess Street is functioning as expected for a street serving
high-density residential and a larger commercial facility with loading bays accessed from the
local street. Additional issues and concerns can be addressed using existing programs. Staff
will continue to liaise with the property management of the commercial operations to relay
concerns regarding loading bay management. Staff will recommend that representatives of
the residents and commercial operators continue with a Princess Street Working Committee
(organized and coordinated by the representatives) to discuss any ongoing loading
management concerns for all users that take access from or have services that use Princess
Street. The identified pedestrian crossing locations on Princess Street will be added to the
ongoing Pedestrian Crossing Improvement Program for further review and analysis.
6.14 Separated Lobby Entrances, Elevators, and Indoor/Outdoor Amenity Areas
The applicant is proposing to provide separate lobby areas and elevators for the proposed
secured market rental residential and market strata units as well as separate elevators and
amenity areas. The applicant has indicated that as a property manager, there may be
potential conflicts with a future strata corporation in regards to the maintenance of common
areas and they wish to avoid this by having separate air space parcels. As a long-term
property holder and management company, the applicants intend to retain ownership of the
commercial units and proposed secured market rental units with the strata units to be owned
separately by strata property owners and managed through a strata corporation. There would
be a common underground parkade that would have gated access for the market strata and
secured market residential units and there would be an access easement to secure access for
all users.
The applicant has provided examples of projects within Vancouver where such areas have
been separated based on the principles of having lobby entrances of equal quality, ensuring
that equal amenity areas are provided in terms of quantity and quality, and designing the
separate lobby entrances to read as one from the street. To this end, the applicants have
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designed the lobby entrances so that they both have access off of the plaza space. The
secured market rental residential units will have a common indoor/outdoor amenity area that
would be located at the podium level that would include garden plots, seating areas, an
outdoor kitchen, fireplace, and playground. The market strata units would have an amenity
area (indoor/outdoor) at the ground level near the main entrance lobby area on Seventh
Avenue as well as the rooftop which would include outdoor seating areas.
7. CONSULTATION
7.1 Public and Committee Consultation
The applicant has held two open houses on-site on November 9, 2017 and January 31, 2018.
The applicant also attended the Moody Park Residents Association meeting on December 5,
2017 and the Glenbrooke North Residents Association meeting on January 25, 2018). The
applicant has provided a public consultation summary document (see Appendix “F”). As
outlined in the applicant’s public consultation summary, there are three topic areas of
primary concern that have been paraphrased below and which have been addressed in the
earlier sections of this report:
1. Traffic congestion on Princess Street.
Princess Street serves as an access road to three residential building high rise
parkades and is the access to Royal City Centre loading bays. The main issue is the
traffic caused by the delivery trucks at peak traffic hours which causes it d oes cause
traffic congestion and issues for pedestrian safety.
2. Height of building.
Neighbours feel that no new building should exceed the existing tallest buildings in
Uptown, which is 24 storeys. General feeling is that 29 storeys is too tall, will block
too many views and create a precedent. Most prefer a taller and thinner building
though vs. what could be built under existing zoning.
3. Existing tenants/Quality of life.
Existing businesses having to relocate if proposal is approved. Current retailers a nd
offices serve the demographic well, neighbours worried that their services would be
taken away. Construction process has a long timeline and related issues would be
construction noise and dust, also construction traffic disturbing regular traffic flows.
New Westminster Design Panel (NWDP) Consideration
The project was presented to the NWDP on December 12, 2017. At this meeting, the project
was supported by the NWDP who provided the following resolution:
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MOVED and SECONDED
THAT the New Westminster Design Panel support the project and have the applicant
work with Staff to reconsider the residential lobby, the plaza at the corner and the
podium.
CARRIED.
All members of the Panel present voted in favour of the motion.
A copy of the December 12, 2017 NWDP Agenda Package, can be viewed at the following
links below (scroll to Item 4.1):
https://www.newwestcity.ca/database/files/library/First_Half___AGENDA_Package___Dec
ember_12_2017.compressed.pdf
A copy of the December 12, 2017 NWDP Meeting Minutes, can be viewed at the following
links below (scroll to Item 4.1):
https://www.newwestcity.ca/database/files/library/Minutes___NWDP_DEC_12_2017___11
33097.pdf
Advisory Planning Commission Consideration
The project was presented to the Advisory Planning Commission (APC) on Fe bruary 20,
2018. The APC meeting was attended by a number of area residents who identified issues
regarding the proposed height of the tower, view blockage, traffic issues regarding existing
truck loading for the Royal City Centre Mall, and issues regarding the existing businesses at
this location. After hearing delegations from the public, the project was supported by the
Advisory Planning Commission who provided the following resolution:
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that Council support the
proposed Rezoning and Development Permit applications at 616 and 640 Sixth Street.
CARRIED.
All members of the Commission present voted in favour of the motion.
MOVED and SECONDED
That the Advisory Planning Commission recommend that Council direct staff to
dedicate resources to transportation improvements along Princess Street in order to
resolve existing conflicts and challenges regarding parking, delivery and pedestrian
uses, taking into consideration public consultation.
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All members of the Commission present voted in favour of the motion.
A copy of the February 20, 2018 APC Agenda Package, can be viewed at the following links
below (scroll to Item 4.1):
https://www.newwestcity.ca/database/files/library/Part_1_APC_2018_February_20_Agenda
_Package.pdf
https://www.newwestcity.ca/database/files/library/Part_2___APC_2018_February_20_Agen
da_Package.pdf
A copy of the February 20, 2018 APC Meeting Minutes, can be viewed at the following link
below (scroll to Item 4.1):
https://www.newwestcity.ca/database/files/library/APC_2018_FEB_20_Minutes(1).pdf
8. PROCESS
8.1 Application Review Process
The application is progressing through the City’s development review process. The
following steps have been completed to date:
1. Report to Land Use and Planning Committee (LUPC) (March 6, 2017 and September
11, 2017)
2. Report to Council from LUPC to Council (October 16, 2017)
3. Developer-led Open House #1 (November 9, 2017)
4. Applicant presentation to the Moody Park Residents Association (December 5, 2017)
5. Presentation to New Westminster Design Panel (December 12, 2017)
6. Applicant presentation to the Glenbrooke North Residents Association (January 25,
2018)
7. Developer-led Open House #2 (January 31, 2018)
8. Presentation to Advisory Planning Commission (February 20, 2018)
9. Staff report to LUPC recommending that Council consider First and Second Reading
of Zoning Amendment Bylaw (WE ARE HERE)
Next Steps:
10. LUPC Report to Council for Consideration of First and Second Reading of Zoning
Amendment Bylaw (May 6, 2019)
11. Council consideration of First, Second, and Third Readings for Housing Agreement
Bylaw (May 27, 2019)
12. Public Hearing and Council consideration of Third Reading of Zoning Amendment
Bylaw and Housing Agreement Bylaw (June 24, 2019)
13. Completion of Adoption Requirements (date TBD)
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14. Council Consideration of Final Adoption of Housing Agreement Bylaw and Zoning
Amendment Bylaw (date TBD)
15. Council consideration of issuance of Development Permit.
9. ADOPTION AND SERVICING REQUIREMENTS
9.1 Adoption Requirements
The following items would need to be addressed by the applicant prior to the adoption of the
proposed Rezoning Amendment Bylaw No. 7997, 2019:
 Provision of a commitment letter from a Car Share company as well as provision of a
security for five car share vehicles;
 Payment of Voluntary Amenity Contribution;
 Registration of a Section 219 Restrictive Covenant for Off-Street Parking
requirements;
 Finalization of the Housing Agreement for the Secured Market Rental Units;
 Finalization of a Statutory Right-of-Way Agreement to secure public access to corner
plaza;
 Submission of a detailed Landscape Cost Estimate and provision of securities for
landscaping;
 Preliminary Civil Drawing Review and initiating work with Engineering on a Works
and Services Agreement; and
 Any other required documentation.
9.2 Site Servicing and Off-Site Improvements
The application has been reviewed by the City’s Engineering Department in regard to
required site servicing and off-site improvements. The Engineering Memo is being finalized
in light of the Princess Street analysis and will be included as part of the May 27, 2019
Report to Council. The improvements outlined within the memo would then need to be
provided in accordance with City standards, as determined by the Director of Engineering.
10. OPTIONS
There are three options for LUPC’s consideration; they are:
1. That the Land Use and Planning Committee receive the summary for the Princess Street
Traffic Analysis as outlined within this report.
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2. That the Land Use and Planning Committee recommend that Council consider Zoning
Amendment Bylaw No. 7997, 2019 for First and Second Reading and forward the bylaw
to a Public Hearing on June 24, 2019.
3. Land Use and Planning Committee Provide staff with alternative feedback.
Staff recommends Option 1 and 2.
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CORPORATION OF THE CITY OF NEW WESTMINSTER
ZONING AMENDMENT BYLAW
NO. 7997, 2019
A Bylaw to Amend Zoning Bylaw No. 6680, 2001

WHEREAS the Local Government Act authorizes a local government to zone areas of a
municipality and to make regulations pursuant to zoning.
NOW THEREFORE THE CITY COUNCIL of the Corporation of the City of New Westminster
in open meeting assembled ENACTS AS FOLLOWS:

1. This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw No. 7997, 2019.”
2. Zoning Bylaw No. 6680, 2001 is amended by:
a) adding as section 1080 the regulations attached to this Zoning Amendment Bylaw as
Schedule A; and
b) the parcels of land situated within the City of New Westminster, British Columbia
and which are included in the table below are hereby rezoned from Community
Commercial Districts (High Rise) (C-3) to Comprehensive Development District (616
and 640 Sixth Street) (CD-80) and the Zoning Map annexed as Appendix “A” to
Zoning Bylaw No. 6680, 2001 is hereby amended to record this rezoning.
Address

PID

Legal Description

616 Sixth Street

016-363-205

Parcel One, Suburban
Block 12, Reference Plan
86487

640 Sixth Street

005-202-591

Easterly Half of Lot 9 of
the North West Half of
Lot 17, Suburban Block
13, Plan 2620

READ A FIRST TIME the __________ day of ________________, 2019.
READ A SECOND TIME the ________ day of _______________, 2019.
PUBLIC HEARING HELD the ________ day of _______________, 2019.
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READ A THIRD TIME the __________ day of ________________, 2019.
ADOPTED the _______ day of ______________, 2019.

Mayor

Corporate Officer
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Schedule A to Zoning Amendment Bylaw No. 7997, 2019:
Comprehensive Development District (616 and 640 Sixth Street) (CD 80)
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Comprehensive Development
District (616 and 640
Street)(CD-80)
1080

1080 .1

Comprehensive Development District (616 and 640 Sixth
Street) (CD-80)
The intent of this District is to allow a twenty-nine
storey development having commercial uses on the ground
floor, secured market residential units secured through
a housing agreement, and market residential units
above.

Permitted Principal and Accessory Uses
1080 .2

In the CD-80 District, the uses permitted in the
Community Commercial Districts (High Rise)(C-3) zone
and no other uses, shall be permitted.

Conditions of Use
1080 .3

No residential use is permitted on the ground floor of
any building in the CD-80 zone.

1080 .4

No commercial uses are permitted above the ground floor
of any building in the CD-80 zone, except home-based
businesses.

1080 .5

On the ground floor, uses within that portion of the
building located near the corner of Seventh Avenue and
Sixth Street shall contain only active commercial uses
to help animate the plaza space, such as a café or
restaurant, or grocery store with an outdoor seating
area.

Density
1080 .6

The maximum commercial floor space shall not exceed
1,202.5 square metres (12,944 square feet).

1080 .7

No residential density is permitted unless the
following conditions are met:
(a) A minimum of 95 secured market rental
residential units are provided and secured
through a long-term housing agreement;

2018 05 05

City of New Westminster Zoning Bylaw

1080-1
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Comprehensive Development
District (616 and 640
Street)(CD-80)
(b) The minimum floor area for secured market
rental residential shall be 7,178 square metres
(77,263 square feet); and
(c) The maximum number of residential dwelling
units shall not exceed 237 units;

1080 .8

The total floor space ratio shall not exceed a factor
of 6.46.

Principal Building Envelope
1080 .9

The siting of principal buildings and structures
shall be in accordance with the Building Siting Plan
attached to and forming part of the regulations for
the CD-80 Zoning District.

1080 .10

The maximum site coverage for principal buildings
shall not exceed 55%.

1080 .11

The site coverage of principal buildings measured at
any point above the third storey, must not exceed
650.3 square metres (7,000 square feet).

1080 .12

Maximum principal building height shall not exceed 29
storeys, nor 91 metres (298.5 feet).

1080 .13

The building line requirements in Section 180 shall
not apply.

Off-Street Parking and Loading Requirements
1080 .14

A minimum of 313 off-street automobile parking shall
be provided for all uses on site in accordance with
the Off-Street Parking Regulations section of this
bylaw.

1080 .15

A minimum of 4 off-street parking spaces and vehicles
shall be provided for car share purposes.

1080 .16

Bicycle parking shall be provided in accordance with
the Off-Street Bicycle Parking Regulations section of
this bylaw.

2018 05 05
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Comprehensive Development
District (616 and 640
Street)(CD-80)
1080 .17

2018 05 05

Off-Street loading shall be provided in accordance
with the Off-Street Loading Regulations section of
this bylaw.

City of New Westminster Zoning Bylaw

1080-3
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Comprehensive Development
District (616 and 640
Street)(CD-80)
Building Siting Plan

Active Commercial
Use (at ground
level) as per
Section 1080.5
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BUSINESS ASSOCIATION

February 19, 2018

ORR DEVELOPMENT CORP.
Suite 310 -1847 West Broadway
Vancouver, British Columbia
V6J 1Y6
Attention: Mr. Tim Orr. Development Manager

Dear Tim,
Re: Redevelopment of 618 Sixth Street, New Westminster, BC

We appreciate the time you took to meet with us today.
We believe that your project will strengthen the viability of the Uptown Business district now and in the
long term. As discussed, in general terms, the Uptown Business Association is supportive of your project.
The project fits with the Uptown area as we see it evolving. Adding density and including new market
rental units will bring more potential customers to the area, meaning more retail dollars for Uptown
businesses.
We are also pleased that you are including the Uptown Business Association in addressi ng concerns with
regards to the relocation of existing tenants, impact during construction and retail continuit y along Sixth
Street. We look forwar. to our continued dialog on these matters.

ptown Business Association
SCC/ db

UPTOWN BUSINESS ASSOCIATION OF NEW WESTMINSTER
March 12 LUPC Package 135
cjo 330 -555 Sixth Street, New Westminster, B.C. V3L 5H1
T 604 525 8866 I F 604 525 1387 I E biz@myuptown.ca
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Public Consultation Summary
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February 8, 2018
City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
RE: Orr Development’s proposal of 616-640 Sixth Street – Summary of Open Houses
This letter is an update and summary of the proposed development re-zoning application for the above
noted address.
Proposal:
• To Change zoning from Community Commercial Districts – High Rise (C-3) to a new
Comprehensive Development District (CD) zoning.
• 79 Secured market rental housing units for 60 years or life of the building
• 158 market residential strata units
• 12,944sf of retail space at street level
• A total density of 6.09 floor space ratio (FSR), an increase of 0.89 FSR
• 29 storeys with a total height of 295ft
• 327 underground parking spaces.
The following is a summary of the public open houses that were held on the following dates and
locations.
1st Open House
Date: November 9th, 2017
Time: 6:15pm – 8:15pm
Location – Lord Kelvin Elementary School (1010 Hamilton Street, New Westminster)
2nd Open house
Date: January 31st, 2018
Time: 5pm-7pm
Location: Century House (620 Eighth Street, New Westminster)
Overall it seemed to be the same group of people that came to both events, averaging around 50 people
in attendance each open house. From the people that did attend the open houses and left comments,
we had the following outcome.
Opposed: 27
Neutral (not outright opposing the proposal, but have questions & concerns): 21
For: 6
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There were three core concerns with the proposal, starting with the greatest concern.
1. Traffic congestion on Princess Street.
Princess Street serves as an access road to three residential building high rise parkades and is
the access to Royal City Centre loading bays. The major concern is the traffic caused by the
delivery trucks and specifically Wal-Marts deliveries are the primary concern. These loading
trucks will line up and wait until a loading bay is free for them to access, once one is freed the
loading truck blocks traffic by cutting off both lanes and directions to back in to loading bay. At
peek traffic hours it does cause traffic congestion.
The increase in traffic causes safety concerns with the demographic, a pedestrian controlled
light to be able to cross at both ends of Princess was mentioned.
Also access on to Princess and off Princess is very restrictive, if traffic lights were added then full
directional turning at both ends of Princess street may assist in helping with the traffic
congestion. Residents in neighbouring buildings would like to see all traffic diverted to 7th Ave by
relocating parking entrance off 7th Ave (City’s new Green Way).
2. Height of building.
Neighbours feel that no new building should exceed the existing tallest buildings in Uptown,
which is 24 storeys. General feeling is that 29 storeys is too tall, will block too many views and
create precedence. Most prefer a taller and thinner building though vs what could be built to
existing zoning.
3. Existing tenants/Quality of life.
Concerns of existing businesses having to relocate if proposal is approved. Current retailers and
offices serve the demographic well, neighbours worried that their services are being taken
away. Concerned for the existing tenants having to relocate. Construction process has a long
timeline and specifically concerned with construction noise and dust, also construction traffic
disturbing regular traffic flows.
The above represents the three primary concerns we heard when talking with the neighbouring
residents at the open houses and received written comments on. Other comments and concerns that
were brought up were to remove the greenway completely, not understanding the existing zoning, no
more development in uptown and general density is too much.
We also met separately with the Moody Park Residents Association and Glenbrook North Residents
Association where we gave a full presentation from project Architect and Landscape Architect. After the
presentations we fielded questions from each group. We are also having an ongoing dialog with the
Uptown Business Association.
Moody Park Residents Association - meeting
Location: Century House
Date/Time: Dec 5th, 2017 at 7pm

Back to Agenda

Glenbrook North Residents Association – meeting
Location: Century House
Date/Time: January 25, 2018 at 7pm
I hope the above served as a thorough summary, all formal written comments have been included, as
well as, public notifications via newspaper Ad’s and mailouts to residents. If any further information is
required, please contact me at your earliest convenience.
Sincerely,
Tim Orr
Orr Development Corp.

Back to AgendaOPEN HOUSE INVITATION
Orr Development would like to invite you to an open house on November 9, 2017, to discuss
a Rezoning application that has been submitted for 616-640 Sixth Street.
Proposal
• To change zoning from Community Commercial Districts - High Rise (C-3) to a new
Comprehensive Development District (CD) zoning.
• 68 Secured market rental housing units.
• 169 market residential strata units.
• 14,439 Sf of retail space at street level.
• A total density of 6.03 floor space ratio (FSR) an increase of 0.83 FSR
• 30 storeys with a total building height of 305 ft.
The open house will be a drop-in event with display boards providing information on the
proposal. The applicant team will be on hand to answer any questions and receive feedback. There will be no formal presentation.
Open House Details
Date: Thursday, November 9, 2017
Time: 6:15pm-8:15pm (drop-in)
Location: Lord Kelvin Elementary School
(1010 Hamilton St, New Westminster, BC V3M 2M9)
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For more information, please contact Tim Orr at Orr Development
Corp. at 604.731.8261 or tim@orrdevelopment.com
Or contact City of New Westminster Development Planner, Rupinder
Basi at 604.515.3826 or rbasi@newwestcity.ca

OPEN HOUSE INVITATION
Back to Agenda
Orr Development would like to invite you to the second open house for 616 and 640 Sixth Street
on January 31, 2018, to discuss a Rezoning and Development Permit application that has been
submitted. This is a follow-up to the open house held on November 9th, 2017. We will be
providing an update on the project, highlighting design concerns and providing an update on the
transportation analysis.
Proposal
• To change zoning from Community Commercial Districts - High Rise (C-3) to a new
Comprehensive Development District (CD) zoning.
• 79 Secured market rental housing units.
• 158 market residential strata units.
• 12,944 Sf of retail space at street level.
• A total density of 6.09 floor space ratio (FSR)
• 29 storeys with a total building height of 305 ft.
• 327 underground parking spaces.
The open house will be a drop-in event with display boards providing information on the proposal.
The applicant team will be on hand to answer any questions and receive feedback. There will be
no formal presentation.
Open House Details
Date: Wednesday, January 31, 2018
Time: 5pm-7pm (drop-in)
Location: Century House
(620 Eighth Street, New Westminster, BC V3M 3S2)
Site location
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For more information, please contact Tim Orr at Orr Development Corp.
at 604.731.8261 or tim@orrdevelopment.com
Or contact City of New Westminster Development Planner, Rupinder
Basi at 604.515.3826 or rbasi@newwestcity.ca
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Item 6

REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/6/2019

From:

Emilie K Adin, MCIP
Director of Development Services

File:

PAR01349

Item #:

28/2019

Subject:

709 Cumberland Street: Heritage Revitalization Agreement Preliminary Application Review

RECOMMENDATION
THAT the Land Use and Planning Committee (LUPC) endorse the recommendations
summarized in the Feedback section (Section 8) of this report and instruct staff to
include that and other feedback from LUPC in the Pre-Application Letter to the
applicant.

EXECUTIVE SUMMARY
A Pre-Application Review (PAR) inquiry has been received for a potential Heritage
Revitalization Agreement (HRA) at 709 Cumberland Street. A previous HRA was negotiated
on this site in 2014. However, in contravention of the agreement, the protected 1911
McKenzie Residence was demolished. As such, in 2016 the project was cancelled, and the
HRA quashed. The lot has been vacant since that time.
This new HRA proposal, from a new owner, is to subdivide the 8,008 sq.ft. (744 sq.m.)
property into two roughly equal parcels of approximately 4,000 sq.ft (372 sq.m.) each. A
1930 heritage house would be relocated from 112 Royal Avenue to the sourthernmost lot,
and the demolished McKenzie house would be reconstructed on the northern lot, in its
original planned location. The reconstructed house would be placed on the Heritage Register.
The relocated house would be restored and legally protected through a Heritage Designation
Bylaw, as well as listed on the Heritage Register. It is proposed both houses include a
secondary suite. A preliminary site plan is available in Attachment 1.
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Zoning Bylaw relaxations would be required for the lot size, floor space ratio (FSR), and
front yard setbacks. A small lot subdivision is considered reasonable for the site, as is an
increase in FSR for both properties. Replacing the demolished McKenzie house at a reduced
setback is considered appropriate, though staff recommend the house from Royal Avenue be
located at the required setback distance. Overall, staff considers the private benefits
conveyed by these relaxations to be balanced with the community value of the reconstructed
house, and the heritage value and restoration costs of the relocated heritage house.
1. PURPOSE
The purpose of this report is to request preliminary feedback from the Land Use and
Planning Committee in regard to this pre-application development inquiry.
2. POLICY AND REGULATIONS
2.1 Official Community Plan
The Official Community Plan (OCP) designation for this site is “Residential: Detached and
Semi-Detached” which allows low density residential, primarily in the form of single
detached dwellings with secondary suites, duplexes, and accessory dwelling units (e.g.
laneway house, carriage house). The OCP also indicates that, through a Heritage
Revitalization Agreement (HRA), a property may be eligible for incentives such as a smaller
minimum lot size, an increase in density, or reduced parking requirements, which would
make it viable to conserve assets with heritage merit. A Heritage Revitalization Agreement
may also be used to permit the housing forms listed in Residential – Ground Oriented Infill
Housing designation or to formalize an existing, higher-density land use such as a low rise.
The proposed application is consistent with the OCP designation for this site.
2.2 Zoning Bylaw
The subject property is currently zoned Single Detached Residential (RS-1). The intent of
this district is to allow single detached dwellings, secondary suites, and laneway or carriage
houses in residential neighbourhoods. The proposal would require relaxations to certain RS-1
zoning provisions, and as such, a Heritage Revitalization Agreement is required to facilitate
the proposal.
2.3 Heritage Revitalization Agreements
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City and
a property owner for the purposes of heritage conservation. In exchange for long-term legal
protection and exterior restoration, certain zoning relaxations, such as an increase in density
or smaller lot size, may be considered. An HRA does not change the zoning of the property,
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but rather, it adds a new layer that identifies the elements of the zone that are being relaxed
or supplemented. An HRA is not precedent-setting as each one is unique to a specific site.
2.4 Heritage Designation Bylaw
A heritage property which is the subject of an HRA is also protected by a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term legal protection on the land title of a property. Any changes to a protected
heritage property must first receive approval from City Council (or its delegate) through a
Heritage Alteration Permit (HAP). Future development is no longer entitled, but could be
permitted by Council with an HAP.
2.5 Heritage Register
A Heritage Register is an official list of properties identified by the City has having heritage
value or heritage character. If a property is listed on the Heritage Register, it is not legally
protected. Rather, the Heritage Register is used as a planning tool to encourage retention of
character buildings. A property, building or feature may only be added or removed from the
Register by order of Council.
3. BACKGROUND
3.1 Site Characteristics and Context
The subject site is located in the Victory Heights neighbourhood on the northeast side of
Cumberland Street between E. Durham Street and E. Seventh Avenue. The Justice Institute,
Canada Games Pool, and Centennial Community Centre are on the opposite side of
Cumberland Street. A site context map is included in this report as Attachment 3.
The subject site is surrounded by RS-1 zoned properties with single detached dwellings. The
site has a total area of 8,008 sq.ft (744 sq.m.) and has lane access. There is no house
currently on the site, although a large detached two car garage is located at the rear of the
property against the lane. Further site statistics are provided in Table 1 below:
Table 1: Existing Lot Characteristics
Characteristic
Existing Statistics
Site Area
8,008 sq.ft. (744 sq.m.)
Frontage
101 ft.
(30.9 m.)
Lot Depth
79 ft.
(24.07 m.)
Total Floor Area
0 sq.ft
(0 sq.m.)
Floor Space Ratio
N/A
On-site Parking Spaces
2 spaces
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3.2 Past Heritage Revitalization Agreement at 709 Cumberland Street
A Heritage Revitalization Agreement (HRA) Bylaw was adopted September 29, 2014 for
709 Cumberland Street which permitted:







subdivision of the lot to a lower minimum lot size (small lot),
the construction of a new house on the newly created lot,
an increased FSR for the new house lot,
retention and restoration of the existing house (the 1911 McKenzie Residence),
increased FSR for the McKenzie house lot, and
long-term legal protection of the McKenzie Residence through a Heritage Designation
Bylaw.

A summary table of the relaxations provided through the 2014 HRA is provided in Table 2
below:
Table 2: Relaxations Provided through the2014 HRA for 709 Cumberland Street
Zoning Bylaw Characteristic
Permitted (RS-1) Heritage House
New House
Minimum Site Area
6,000 sq.ft.
4,001.83 sq.ft.
4,001.83 sq.ft
(557 sq.m.)
(372 sq.m.)
(372 sq.m.)
Maximum FSR
0.5
0.57
0.67
Minimum Front Yard Setback
19 ft.
13 ft.
13 ft.
(5.8 m.)
(4 m.)
(4 m.)
Maximum Front Yard
4 ft.
6 ft.
6 ft.
Projection
(1.2 m.)
(1.8 m.)
(1.8 m.)
In contravention of the 2014 HRA, the heritage house was demolished during construction.
As a result, the Heritage Revitalization Agreement Bylaw was rescinded on November 24,
2016 and the subdivided lots were re-consolidated. The lot has been vacant since that time.
3.3 Heritage Value of Houses
McKenzie Residence at 709 Cumberland Street
The McKenzie Residence, which was located at 709 Cumberland Street, was constructed in
1911 and was one of the earliest buildings in the Victory Heights neighbourhood. The house
had Edwardian era architectural features, was built incorporating materials produced from
local sawmills and was continuously occupied by working-class residents. The house had
heritage value due to historic, aesthetic, and social heritage merit. The original house’s
Statement of Significance, provided through the 2014 HRA, is included in this report as
Attachment 4. A draft image of the reconstructed house, based on the 2014 HRA, is provided
in Attachment 5.
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Re-creation is not considered heritage best practice, and much of the heritage value of the
house was lost when it was demolished. However, reconstruction of the house to its original
design and material standards is still considered to provide some benefit to the community
through the visual representation of the neighbourhood’s past, and reinstallation of an
aesthetically pleasing building.
Henderson Residence at 112 Royal Avenue
The Henderson Residence at 112 Royal Avenue was constructed in 1930, during the citywide building boom. The building was built in the English Cottage Revival style which was
popular in New Westminster in the 1920s and 1930s. The house has heritage value due to its
historic architectural features, aesthetic, and social heritage merit. A Statement of
Significance, which would provide greater detail on the historic merits of the house, would
be required as part of a formal HRA application.
A Heritage Assessment has been provided through the PAR for this project, and is included
in Attachment 6. The assessment indicates there is a high level of building integrity, which
would be preserved in the proposed project. Both the assessment (Attachment 6) and the site
plan (Attachment 1) include current photographs of the house.
3.4 Existing Statistics for 112 Royal Avenue
The heritage house to be relocated (Henderson Residence) has the following statistics:
Table 3: Henderson Residence Existing Statistics
Characteristic
Existing Statistic
Total Floor Area
3,229 sq.ft. (300 sq.m.)
Basement
1,253 sq.ft. (116 sq.m.)
Main Floor
1,253 sq.ft. (116 sq.m.)
Upper Floor
722 sq.ft.
(67 sq.m.)
The house is one and a half storeys above grade and has a basement the same size as the
main floor.
4. PROJECT DESCRIPTION
4.1 Project Overview
The PAR proposes an HRA which would subdivide the subject property into two “small lot”
sized parcels. The demolished heritage house (McKenzie Residence, with a floor area of
2,140 sq.ft./199 sq.m.) would be reconstructed in its originally proposed location on the
northernmost lot which is proposed to be 4,010 sq.ft. (372.5 sq.m.). A heritage house from
112 Royal Avenue (Henderson Residence, with a floor area of 3,229sq.ft./ 300 sq.m.) would
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be relocated to the newly created southern lot, which is proposed to be 3,993 sq.ft. (371
sq.m.). The preliminary site plans for the project are provided in Attachment 1. The
applicant’s project summary letter is included as Attachment 2.
Both houses are proposed to contain secondary suites, though no laneway houses are
proposed at this time. Parking would be accommodated for the reconstructed house in the
existing two car garage. Parking on the relocated lot has not yet been determined, but there is
likely available area to provide the two require parking spaces at the rear of the lot, with
access off the lane.
In addition to the relaxations required to permit a small lot subdivision, the reconstructed
heritage house is proposed at 0.533FSR and the relocated heritage house is proposed at
0.809FSR. This would require additional relaxations to the Zoning Bylaw. The project also
proposes reduced front yard setbacks. More detail on the relaxations requested is available in
section 4.2 “Project Statistics and Proposed Relaxations” below, and further discussion is
provided later in this report.
In exchange for the requested Zoning Bylaw relaxations, the relocated house would be
restored and legally protected through a Heritage Designation Bylaw. A Heritage
Conservation Plan would be provided in a formal HRA application, which would detail any
restoration work to be undertaken as part of the project. The re-created house, which has lost
a majority of its heritage value, would not be Designated, but would be listed on the City’s
Heritage Register instead. Unlike a Designation, listing on the Register cannot prevent
demolition of a house. However, the HRA would provide the controls required to ensure that
the re-created house could not be demolished at some point in the future and replaced with a
house of a different design.
4.2 Project Statistics and Proposed Relaxations
A summary of the proposed project statistics, including relaxations being sought through the
HRA, are outlined in Tables 4 and 5 below:
Table 4: Project Statistics for Reconstructed House (709 Cumberland Street)
Characteristic
Permitted/Required
Proposed
Relaxation
Lot Area
6,000 sq. ft.
4,010 sq.ft.
1,990 sq.ft.
(557 sq.m.)
(372.5 sq.m.)
(185 sq.m.)
Lot Frontage
-51 ft.
-(15.5 m.)
Lot Depth
-79 ft.
-(24 m.)
Total Floor Area
2,005 sq.ft.
2,140 sq.ft.
135sq.ft.
(186 sq.m.)
(199 sq.m.)
(12.5 sq.m.)
Floor Space Ratio
0.5
0.533
0.033
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Units
Site Coverage
Front Yard Setback
Rear Yard Setback
NorthYard Setback
SouthYard Setback
Height (Roof Peak)
Height (Midpoint)
Off-Street Parking

3
35%
16 ft.
(4.8 m.)
16 ft.
(4.8 m.)
5 ft.
(1.5 m.)
5 ft.
(1.5 m.)
35 ft.
(11 m.)
25 ft.
(7.6 m.)
2 spaces

May 6, 2019
2
20%
14 ft.
(4.2 m.)
33 ft.
(10 m.)
8 ft.
(2.4 m.)
68 ft.
(21 m.)
27 ft.
(8.3 m)
20 ft.
(6.2 m.)
2 spaces (existing)

7
--1.8 ft.
(0.5 m)
-------

Table 5: Project Statistics for Relocated Heritage House (112 Royal Avenue)
Characteristic
Permitted/Required
Proposed
Relaxation
Lot Area
6,000 sq. ft.
3,993 sq.ft.
2,007 sq.ft.
(557 sq. m.)
(371 sq.m.)
(186 sq.m.)
Lot Frontage
-51 ft.
-(15 m.)
Lot Depth
-79 ft.
-(24 m.)
Total Floor Area
1,980 sq. ft.
3,229 sq.ft.
1,249 sq.ft.
(184 sq. m.)
(300 sq.m.)
(116 sq.m. )
Floor Space Ratio
0.5
0.809
0.309
Units
3
2
-Site Coverage
35%
32%
-Front Yard Setback 16 ft.
14 ft.
1.8 ft.
(4.8m.)
(4.3 m.)
(0.5 m.)
Rear Yard Setback
16 ft.
34 ft.
-(4.81m. )
(10 m.)
NorthYard Setback 5 ft.
5 ft.
-(1.5 m.)
(1.5 m.)
SouthYard Setback 5 ft.
5 ft.
-(1.5 m.)
(1.5 m.)
Height (Roof Peak) 35 ft.
29 ft.*
-(10.7 m.)
(8.9 m.)
Height (Midpoint)
25 ft.
27 ft.*
-(7.6 m.)
(8.3 m.)
Off-Street Parking
2 spaces
Not Shown
N/A
*Estimated Statistics, the height of the house has not been confirmed by a legal survey.
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5. DISCUSSION
5.1 Heritage Benefits
When Council considers entering into an HRA with a property owner, one of the objectives
is to balance the benefits to the property owner with the benefits to the public. In this
proposal, one of the heritage benefits to the community is reconstruction of the demolished
heritage house, and the addition of the reconstructed house to the Heritage Register, which
would help promote the heritage character of the city and supports the City’s Register
program. Secondly, there is heritage benefit to the community in the retention and relocation
of an existing heritage house from another project site at Royal Avenue, and protection of the
relocated house with a Heritage Designation Bylaw. The proposal also includes rehabilitation
and restoration of the relocated heritage house’s character defining elements and significant
architectural features. Generally, staff considers the private benefits conveyed by the
proposed relaxations to lot size and density are balanced with the heritage value of the two
heritage houses.
Does the LUPC support further exploring the use of a Heritage Revitalization Agreement for
this site which would include reconstruction of the demolished McKenzie Residence, and
relocation and restoration of the Henderson Residence?
5.2 Proposed Small Lot Subdivision
The minimum lot size required by the site’s RS-1 zoning is 6,000 sq. ft. (557 sq. m.).
The proposed subdivision would create two lots: the southern lot is proposed at 3,993.25
sq.ft. (371 sq.m.) and the northern lot at 4,010 sq.ft. (372.5 sq.m.). Per Tables 3 and 4 above,
this would require Zoning Bylaw relaxations of 1,990 sq.ft. (185 sq.m.) and 2,007 sq.ft. (186
sq.m.), respectively.
The requested relaxation is considered reasonable as:
 the proposed lot sizes are approximately the size permitted in the Single Detached
Residential “Small Lots” (RS-5) zone (minimum lot area of 4,000 sq.ft./372 sq.m.);
 the proposed lot size would be consistent with smaller lots which have been approved
in other similar projects;
 smaller lot size is considered for this site through the Official Community Plan’s Land
Use Designation, in conjunction with an HRA; and
 the City’s Policy for the Use of Heritage Revitalization Agreements supports “small
lot” sized subdivision when the heritage benefit provided is commensurate.
Does the LUPC support further exploring a Heritage Revitalization Agreement application
for this site which would include “small lot” sized subdivision?
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5.3 Proposed Density Increase
A total of 0.50 FSR is permitted on the site under the current RS-1 zoning. The 0.533 FSR
proposed for the reconstructed house and 0.809 FSR for the proposed relocated heritage
house would be higher than permitted, and would require a relaxation to the Zoning Bylaw
of 0.033 FSR and 0.309 FSR, respectively.
Increased density provides further private benefit, in addition to the decreased lot size, which
must be considered against the heritage-related community benefit of this project. The
proposed density for the reconstructed house is considered supportable and is consistent with
the City’s practice for similar HRAs (comparison provided in Table 6 be low). However, at
this time, the proposed density for the relocated heritage house (Henderson Residence)
would be approximately 25% higher than the average for other HRAs.
Table 6: Comparable HRA Density Relaxations
Project Address
FSR Lot A (Heritage) FSR Lot B (New Construction)
632 Second Ave*
0.62
0.66
218 Queens Ave*
0.55
0.39
224 Sixth Ave
0.50
0.64
223 Queens Ave
0.60
0.66
720 Second St
0.65
0.65
420 St. George St
0.69
0.62
Average
0.60
0.60
Median
0.61
0.645
709 Cumberland St
0.81
0.53
This proposal
(relocated house)
(reconstructed house)
*Application in progress
As part of this project, the Henderson house would be moved from Royal Avenue and a new
foundation would be poured for it on the Cumberland Street site. As such, there is
opportunity to reduce the floor space of the house, through changes to the basement size
(currently the house has a full basement, but this would be demolished as part of the move,
and a new one created on the Cumberland Street site). Statistics for the existing building,
including area for each floor is provided in the “Background” section of this report.
As such, there are three potential density options for the relocated house which would not
impact the heritage value or integrity of the house. The options are summarized in Table 7
below:
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Table 7: Density Options through Basement Space on Relocated House
Option
FSR
Comments
No basement
0.50
This is the size permitted for a standard new build in the
property’s zone. Staff consider it reasonable that a greater
density be provided through the HRA.
Partial basement 0.65
This is more in line with past practice for similar HRAs,
where the median FSR is near 0.65 (an increase in density
of 0.15 FSR above permitted; approximately half the
request in this proposal). This option is most supportable
under existing policies.
Full basement
0.81
This is approximately 0.3FSR higher than permitted, and
25% higher than the average HRA. The 0.3FSR is
equivalent to1,253 sq.ft (116 sq.m.) of floor area, though
this would be entirely below grade in the basement. Overall
this would likely not contribute to the mass of the project.
As the additional 0.31 FSR in density (and 0.16FSR above the standard practice) would not
contribute to the overall massing of the project, and the above-ground space is the same as
regularly permitted in the property’s zoning, it could be reasonable to consider the higher
density proposed in this PAR. As such, Staff are requesting direction related to the density
relaxation proposed for the relocated house:
Does the LUPC support that staff advise the applicant that a formal HRA application should
include a floor space ratio (FSR) for the relocated heritage house of no more than 0.65?
OR
Does the LUPC support that staff advise the applicant th at a formal HRA application could
include the construction of a full basement for the relocated heritage house, where the floor
space ratio (FSR) would be 0.81?
5.3 Proposed Setback Relaxations
In the 2014 HRA, the setbacks were varied to 13 ft. (4 m.) in order to accommodate greater
infill at the rear of the property. This new proposal does not include infill units, or laneway
houses. Further, it is not likely that a laneway house could be accommodated on either lot in
the future, based on the criteria of the Development Permit Area design guidelines. This is
likely true regardless of the proposed decreased setbacks.
The two neighbouring properties on the block have front yard setbacks of approximately 18
ft. (5.5 m.) and 20 ft. (6.1m.). The Zoning Bylaw required setback would be 16 ft. (4.8 m.),
approximately 3 ft. (0.9 m.) greater than proposed.
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Replacing the demolished McKenzie house at a reduced setback is considered appropriate, as
the owner is proposing to re-build the house, exactly to the original specifications, and on top
of the existing foundations (poured as part of the 2014 project).
However, staff recommend the house from Royal Avenue be located at the required setback
distance as it would not impact further development potential, and would be more consistent
with the neighbouring properties.
Does the LUPC support that staff advise with the applicant t o increase the proposed setback
for the relocated house to the Zoning Bylaw requirement as part of a formal HRA
application?
6. CONSULTATION
Should the proponent proceed with formal development application for the site, they would
be required to undertake public engagement prior to Council consideration, as per the City’s
process for HRA applications. This includes review by City committees, the local residents
association, and a public open house.
7. REVIEW PROCESS
Feedback from the Land Use and Planning Committee will be incorporated into a formal
Pre-Application Review Letter which would be provided to the applicant. The PreApplication Review Letter would also outline the application requirements from other City
Departments.
8. FEEDBACK FROM THE LAND USE AND PLANNING COMMITTEE
Staff is requesting general feedback from the Land Use and Planning Committee (LUPC) on
the overall proposal, and specifically feedback related to the question of a density relaxation
for the Henderson house, to be relocated from Royal Avenue:
Does the LUPC support that staff advise the applicant that a formal HRA application should
include an FSR for the relocated heritage house of no more than 0.65?
OR
Does the LUPC support that staff advise the applicant that a formal HRA application could
include the construction of a full basement for the relocated heritage house, where the FSR
would be 0.81?
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Additionally, staff is requesting support on the following recommendations:
1) That the LUPC support further exploring the use of an HRA for this site which would
include reconstruction of the demolished McKenzie Residence, and relocation and
restoration of the Henderson Residence;
2) That the LUPC support further exploring an HRA application for this site which
would include “small lot” sized subdivision; and
3) That the LUPC support that staff advise with the applicant to increase the proposed
setback for the relocated house to the Zoning Bylaw requirement as part of a formal
HRA application.
9. INTERDEPARTMENTAL LIAISON
The City has a project-based team approach for reviewing development applications. This
application has been reviewed by Engineering (Servicing and Transportation), Fire, Parks
and Recreation, and Development Services Departments (Building, Planning, Trees), who
will be providing comments to the applicant as part of the Pre-Application Review process.
10. OPTIONS
The following options are offered for the LUPC’s consideration:
1. That the Land Use and Planning Committee(LUPC) endorse the recommendations
summarized in the Feedback section (Section 8) of this report and instruct staff to
include feedback from LUPC in the Pre-Application Letter to the applicant; or
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.
ATTACHMENTS
Attachment
Attachment
Attachment
Attachment

1: Proposed Site Plan
2: Applicant's Rationale Letter
3: Site Context Map
4: Statement of Significance for 709 Cumberland Street (McKenzie
Residence)
Attachment 5: Draft Elevation Drawings for Restoration of McKenzie Residence, from
2014 Heritage Revitalization Agreement
Attachment 6: Heritage Assessment for 112 Royal Avenue (Henderson Residence)
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This report has been prepared by:
Britney Quail, Heritage Planner
This report was reviewed by:
Jackie Teed, Manager, Planning

Emilie K Adin, MCIP
Director of Development Services
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Project summary letter for HRA
Preliminary Application Review
Hazel Sealey
3254 John Street
Vancouver BC
V5V 3W8
416.828.2001
hsalkan@yahoo.com

March 11th. 2019

To Whom it may concern:
Thank you for taking the time to review my preliminary application for the Heritage Revitalization
Agreement. It is much appreciated.
My goal is to work closely within the framework of rules and regulations of the city of New
Westminster to obtain an HRA for 709 Cumberland street. I aim to follow through with the
agreement and subdivide the lot in order to build one new house on the existing foundation as
well as move a beautiful house of heritage interest to the other newly created lot.
My two children and I are looking forward to moving into or new home soon.

I have outlined some my plan to be implemented once an HRA is in place.
1. Build a foundation at 709 Cumberland st. to support 112 Royal ave house. As
well as building a garage.
2. Relocate Royal Ave house to 709 Cumberland ave.
3. Update and renovate 112 Royal ave. including mechanicals; electrical, plumbing,
kitchen and bathrooms, basement apartment, painting and decorating. Paint
exterior (in accordance with the heritage agreement) and landscape.
4. Use existing foundation to build a new house on the north side of the lot,
approximately 2700 sqft. Including a basement apt. Landscape the exterior.
5. Retain and finish existing garage.
Due to the kind consideration of TPL Developments (who is giving me the house) and
the City of New Westminster I have this opportunity to save a piece of New Westminster
history and restore it to its former grandeur, have a character home while beautifying the
neighbourhood. I thank you for your help and look forward to the next steps to
accomplish this goal.
Thank You
Warm Regards
jJa£ei-SgaIey~
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accurate, current, or otherwise reliable.
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STATEMENT OF SIGNIFICANCE
MARCH 2013
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McKENZIE RESIDENCE, 709 CUMBERLAND STREET, NEW WESTMINSTER

STATEMENT OF SIGNIFICANCE: McKENZIE RESIDENCE

Name: McKenzie Residence
Address: 709 Cumberland Street, New Westminster
Original Owner: John N. McKenzie
Date of Construction: 1911
Description of the Historic Place
The McKenzie Residence is a one and one-half storey, wood-frame house located at 709
Cumberland Street in the Victory Heights neighbourhood of New Westminster. The house is one
of the early, original buildings in the neighbourhood and features a significant setback on a
generous lot.
Heritage Value of the Historic Place
The McKenzie Residence, built in 1911 during the region’s Edwardian era economic expansion, is
valued as one of the early, original homes in the Victory Heights neighbourhood of New
Westminster. The neighbourhood was officially defined in 1946, when the City of New
Westminster subdivided the remaining lots in the area and named the community in honour of the
men and women who served in the Second World War. Although a few houses, including the

DONALD LUXTON & ASSOCIATES INC. MARCH 2013
1
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McKENZIE RESIDENCE, 709 CUMBERLAND STREET, NEW WESTMINSTER

McKenzie Residence, existed in the local area before the Second World War, the majority of
residential development in Victory Heights occurred once the War had ended.
The ownership pattern of the McKenzie Residence is indicative of the early history of the Victory
Heights neighbourhood. Built by carpenter, John N. McKenzie, who lived in the house following
its construction, the McKenzie Residence was later occupied by a steady succession of workingclass residents, such as a labourer, a fisherman and a Canadian National Railway employee.
The McKenzie Residence is also valued for its Edwardian era architecture. Featuring a front-gabled
roof and incorporating materials produced in local sawmills, such as half-timbering detailing and
wooden bargeboards, the house illustrates the industriousness of local residents, namely carpenter
John N. McKenzie, during the Edwardian era development of New Westminster.
Character-Defining Elements
The key elements that define the heritage character of the McKenzie Residence include its:
- location at 709 Cumberland Street in the Victory Heights neighbourhood of New Westminster;
- position set back from the street on a large lot;
- residential use for more than a century;
- residential form, scale and massing as expressed by its one and one-half storey height with full
basement and two shed-roof dormers on the north and south elevations;
- wood-frame construction;
- Edwardian era design features including a front-gabled roof, half-timbering detailing in the gable
end, as well as wooden bargeboards; and
- internal chimney.

DONALD LUXTON & ASSOCIATES INC. MARCH 2013
2
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McKENZIE RESIDENCE, 709 CUMBERLAND STREET, NEW WESTMINSTER

RESEARCH SUMMARY
CIVIC ADDRESS: 709 Cumberland Street, New Westminster
LEGAL ADDRESS: Lot A, New West District, Plan BCP42825 Suburban Block 4, Group 1
ORIGINAL OWNER: John N. McKenzie
CONSTRUCTION DATE: 1911
REFERENCES:
Building Permit (from New Westminster City Map):
• Permit #00364; 709 Cumberland Street; October 6, 1911; $2,000.00;
Erect house for J.N. McKenzie
Publications:
• New Westminster Heritage Resource Inventory, Volume 3, Sapperton, Victory Heights,
Queensborough, Connaught Heights, West End, Kelvin, Glenbrooke.
Prepared by Debbie Seto & Lou A. Pelletier, 1986.
• Wolf, Jim. Royal City: A Photographic History of New Westminster 1858-1960. Surrey:
Heritage House Publishing Company Ltd. 2005.

DONALD LUXTON & ASSOCIATES INC. MARCH 2013
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Attachment 5
Draft Elevation Drawing for Restoration of
McKenzie Residence,
from 2014 Heritage Revitalization Agreement
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Heritage Assessment for 112 Royal Ave
(Henderson Residence)
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Heritage Assessment

112 Royal Avenue, New Westminster BC :: December 2018
NEIGHBOURHOOD: Downtown
ORIGINAL OWNER: Annie Henderson (resident 1931-1944)
ARCHITECTS: n/a
BUILDER: unknown
CONSTRUCTION DATE: 1930
LEGAL: Lot:15 Block: 32 District Lot: NWP2620
STATE: vacant

Elana Zysblat, CAHP - heritage consultant :: elanazysblat@shaw.ca :: Ance Building Services
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Heritage Assessment

112 Royal Avenue, New Westminster BC :: December 2018
HISTORIC BRIEF
This block of Royal Avenue in the historic neighbourhood of Downtown was developed in two
phases - initially around the turn of the 20th century, during the city-wide building boom and
then during and post World War II when a housing shortage sparked another wave.
The house at 112 Royal is a bit of an anomaly within the development pattern of the street, as
it was the sole development on this block during the inter-war years, erected in 1930. The
subject lot, and the two immediate to the west, were wild, forested lots until the construction
of this house, as seen on early New Westminster aerials.
This house is an intact example of a Revival style dwelling, a popular architectural trend in New
Westminster in the 1920s and 30s, especially in the adjacent Queen’s Park neighbourhood. This
building was designed in the English Cottage Revival style, for its side-gabled roof, its arched
entrance and its steeply pitched front gable projection on the east side of the facade. Its
divided-light windows and front stair in curved brick are additional elements typical of this
style.
The building’s neighbours to the west were built in 1944 and 1945, and the building to its east
in 1955, thus filling in the formerly forested portion of this block by mid-century. The eastern
portion of the block was initially lined with five houses (constructed between 1889 and 1910),
which were all demolished between 1965 and 1973, and amalgamated into the St. Mary’s
hospital site (expanded in 1956, 1967 and the 1990s) which in turn was demolished for the
construction of St. Mary’s Park and Ecole Qayqayt Elementary in 2014.
Royal Avenue’s evolution into a fast-speed arterial in mid-century negatively impacted the
single-family character of the street and much of the lots along Royal Avenue were rezoned for
apartments. The few surviving single-family houses along Royal have tended to plant high
hedges to deal with noise and pollution from the vehicle traffic and have thus been out of view
for decades.
The early residents in the subject house were widow Annie Henderson (1931-1944), Albert &
Ruth Deildal (1946-1950) and Dr. Ralph & Helen Mitchell (1954-1955).
The building was included on the early 1980s Heritage Inventory compiled for the City of New
Westminster for its intact architectural Revival design and features.

Elana Zysblat, CAHP - heritage consultant :: elanazysblat@shaw.ca :: Ance Building Services
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Heritage Assessment

112 Royal Avenue, New Westminster BC :: December 2018

Crop from Royal Canadian Air Force aerial of New Westminster in 1928, showing the western portion
of the subject block still wild/forested. Source: Library & Archives of Canada AA287_057

The subject house listed in the Heritage Inventory Vol II (supplement). Source: City of New Westminster

Elana Zysblat, CAHP - heritage consultant :: elanazysblat@shaw.ca :: Ance Building Services
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Heritage Assessment

112 Royal Avenue, New Westminster BC :: December 2018
front (north elevation)

side (east elevation)

rear (south elevation)

Elana Zysblat, CAHP - heritage consultant :: elanazysblat@shaw.ca :: Ance Building Services
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/6/2019

From:

Emilie K Adin, MCIP
Director of Development Services

File:

HER00700

Item #:

27/2019

Subject:

1002 - 1004 and 1006 - 1008 Third Avenue: Heritage Revitalization
Agreement and Heritage Designation - Bylaws for Two Readings

RECOMMENDATION
THAT the Land Use and Planning Committee recommends that Council consider
Heritage Revitalization Agreement Bylaw (1002-1004 and 1006-1008 Third Avenue)
8117, 2019 and Heritage Designation Bylaw (1002-1004 Third Avenue) 8118, 2019
and Heritage Designation Bylaw (1006-1008 Third Avenue) 8119, 2019, for First and
Second Readings, and forward the Bylaws to a Public Hearing on June 24, 2019.

EXECUTIVE SUMMARY
A Heritage Revitalization Agreement (HRA) application has been received for two duplexes,
1002-1004 and 1006-1008 Third Avenue. Both duplexes were built in 1892, and are
currently zoned RS-1 Single Detached Dwelling District. A Site Context Map is attached as
Appendix A.
The proposed HRA would allow the conversion of four unoccupied attic spaces (one in each
duplex unit) into loft bedrooms with adjacent half-bathrooms, increasing the number of
bedrooms in each unit from three to four. In exchange, the owner would undertake smallscale restoration and legally protect both duplexes. There would be no change to the exterior
of the duplexes. Through the HRA, non-conforming elements of the properties, such as
height and setbacks, would be regularized.
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The application is consistent with the Official Community Plan (OCP) land use designation
for this site and has been supported by the Community Heritage Commission and Advisory
Planning Commission. Staff considers that this project provides a balance of heritage ,
restoration, and development benefits.
1.

PURPOSE

The purpose of this report is to request that the Land Use and Planning Committee (LUPC)
forward the HRA and Heritage Designation Bylaws to Council for consideration of First and
Second Readings and forward the Bylaws to a Public Hearing on June 24, 2019.
2.

POLICY AND REGULATIONS

2.1

Official Community Plan (OCP) Land Use Designation

The subject sites are designated Residential – Ground Oriented Infill Housing in the Official
Community Plan. The intent of this designation is to allow a mix of ground-oriented infill
housing forms which are complementary to the existing neighbourhood character. Generally
forms with a higher number of units are expected to be located on larger properties. Units
can be attached, detached or a combination of the two. This includes forms such as single
detached dwellings, single detached dwellings on a compact lot, duplexes, triplexes,
quadraplexes, cluster houses, townhouses, and rowhouses.
Through a Heritage Revitalization Agreement, or similar tool, a property may be eligible for
incentives such as a smaller minimum lot size, an increase in density, or reduced parking
requirements, which would make it viable to conserve assets with heritage merit. A Heritage
Revitalization Agreement may also be used to formalize an existing, larger scale land use
such as a low rise residential apartment building or a place of worship.
The proposed application is consistent with the OCP Land Use Designation.
2.2

Development Permit Area

The properties are within the Ground Oriented Infill Residential Neighbourhoods
Development Permit Area, which is intended to regulate form and character. As this project
does not propose significant changes to the current building form and character, a Minor
Development Permit would be reasonable. It would be processes concurrent with the
Heritage Alteration Permit, required prior to beginning the propose work, and would be
evaluated against the City’s heritage design guidelines.

Agenda Item 27/2019
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Zoning Bylaw

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

Heritage Revitalization Agreements

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

Heritage Designation Bylaw

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

Heritage Related Design Guidelines

Council adopted the “Standards and Guidelines for the Conservation of Historic Places in
Canada” (Standards and Guidelines) in 2008 as a basis for assessing heritage projects within
the city. The goal of the Standards and Guidelines is to promote heritage conservation best
practice while ensuring respectful and sensitive new construction. HRA proposals are
carefully evaluated by staff to confirm compliance with these guidelines.
3.

BACKGROUND

3.1

Site Characteristics and Neighbourhood Context

The subject properties are located in the Brow of the Hill neighbourhood at the corner of
Third Avenue and Tenth Street. The surrounding properties contain single detached
dwellings and apartment buildings which range in construction date from 1893 to 2015 and
in Floor Space Ratio (FSR) from 0.45 to 2.68. A small commercial building is directly across
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Third Avenue from the subject properties. There are no trees on the site. A site context map
is included as Appendix A.
3.2

Heritage Value

The two brick duplexes at 1002-1004 and 1006-1008 Third Avenue are rare remaining
examples of side-by-side duplexes from this era. They are also unique in New Westminster
as residential buildings constructed entirely of brick. Built in 1892, the duplexes have
historic value for their longevity and association with the early development of the Brow of
the Hill neighbourhood in the early 1890s. Additionally, the duplexes have social
significance as early housing for working class residents.
The brick duplexes were designed by American architect Arlen H. Towle, who also designed
three prominent commercial brick buildings on Columbia Street, all of which were destroyed
in the Great Fire of 1898. These brick duplexes are the only remaining buildings designed by
Towle in New Westminster.
Statements of Significance for the duplexes, which further detail their historic value , are
available in Appendix B.
4.

PROJECT DESCRIPTION

4.1

Project Overview

The HRA would allow conversion of unoccupied attic space into loft bedrooms with
adjacent half-bathrooms. One bedroom and one bathroom would be added per unit, for a
total of four attic conversions. Currently, each unit is three bedrooms. The proposed attic
conversion would increase each duplex to four bedroom units. Site plans and architectural
drawings for the proposed changes are attached as Appendix C.
The duplexes are currently non-conforming. The HRA would regularize the nonconformities and also allow the increase in FSR needed for the attic conversions. The HRA
would also permit a variance for one parking space on the site, which is an existing nonconformity. In exchange, the owner would undertake small-scale restoration and legally
protect both duplexes. The only change to the exterior of the building would be the addition
of the skylight bedroom window, which would not be noticeable from street level.
4.2

Proposed Project Statistics

The tables below provide a summary of the proposed project statistics; the shaded cells
highlight the relaxations which would be authorized through the HRA. A draft copy of the
Heritage Revitalization Agreement Bylaw No 8117, 2019 is attached as Appendix D.
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Table 1: Summary of Proposed Relaxations for 1002 -1004 Third Ave
Site
Zoning
Existing
Proposed
Characteristic
Requirement
Site Area
--313.36 sq. m.
As existing
(3373 sq. ft.)
Total Floor
156.68 sq. m.
398.09 sq. m.
471.67 sq. m.
Space
(1687 sq. ft.)
(4285 sq. ft.)
(5077 sq. ft.)
Floor Space
0.50
1.27
1.51
Ratio
Principal Units
1
2
As existing
Site Coverage
35%
43.5%
As existing
Building Height 7.6 m.
9.0 m.
As existing
(25 ft.)
(30 ft.)
Front Setback
4.0 m.
2.6 m.
As existing
(13 ft.)
(9ft.)
Front Porch
2.81 m.
1.07 m.
As existing
Setback
(9 ft.)
(3.5 ft.)
Site
Zoning
Existing
Proposed
Characteristic
Requirement
Rear Setback
4.03 m.
5.39 m.
As existing
(13 ft.)
(18 ft.)
Side Setback
1.52 m.
0.96 m.
As existing
(East)
(5 ft.)
(3 ft.)
Side Setback
1.52 m.
2.26 m.
As existing
(West)
(5 ft.)
(7 ft.)
Parking
2 spaces
1 space
As existing
(2 in tandem)
Table 2: Summary of Proposed Relaxations for 1006-1008 Third Ave
Site
Zoning
Existing
Proposed
Characteristic
Requirement
Site Area
--358.23 sq. m.
As existing
(3856 sq. ft.)
Total Floor
179. 12 sq. m.
437.30 sq. m.
507.90 sq. m.
Space
(1928 sq. ft.)
(4707 sq. ft.)
(5467 sq. ft.)
Lots on Site
1
3
2
Floor Space
0.50
1.22
1.42
Ratio
Principal Units
Site Coverage

1
35%

Agenda Item 27/2019

2
48.3%

As existing
As existing

Relaxation
--315 sq. m.
(3390 sq. ft.)
1.01
1
8.5%
1.4 m.
(4.5 ft.)
1.4 m.
(4.5 ft.)
1.7 m.
(5.5 ft.)
Relaxation
--0.56 m.
(2 ft.)
--1 space

Relaxation
--328.78 sq. m.
(3539 sq. ft.)
1
0.92
1
13.3%

Back to Agenda
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Building Height
Front Setback
Front Porch
Setback
Rear Setback
Rear Deck
Setback
Side Setback
(East)
Side Setback
(West)
Parking
5.

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

May 6, 2019
8.72 m.
(29 ft.)
2.62 m.
(8 ft.)
0.99 m.
(3 ft.)
3.52 m.
(11 ft.)
2.36 m.
(8 ft.)
0.50 m.
(2 ft.)
3.60 m.
(12 ft.)
2 spaces
(4 in tandem)

6
As existing
As existing
As existing
As existing
As existing
1.62 m.
(5 ft.)
As existing
As existing

1.1 m.
(4 ft.)
1.4 m.
(4.5 ft.)
1.8 m.
(6 ft.)
0.5 m.
(2 ft.)
0.44 m.
(1 ft.)
-------

DISCUSSION

When Council considers entering into a Heritage Revitalization Agreement (HRA) one of the
objectives is to balance the benefits to the property owner with the benefits to the public. T
Staff considers this project to provide a balance of heritage, restoration and development
benefits because:
1)
2)
3)
4)
5)
6)

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

Further discussion follows.
5.1

Heritage Benefit

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

Agenda Item 27/2019
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 All of the windows on the duplexes are the historic wood windows and would all be
retained and repaired as needed;
 The front porches would have their roofs replaced;
 The front columns of 1002-1004 will be replaced in-kind with square wood columns;
 The back porch of 1002-1004 Third Avenue would be rebuilt;
 The rear roof of 1002-1004 Third Avenue would be replaced;
 The stucco on 1002-1004 Third Avenue will be repaired; and
 Landscaping would be reduced to at least 1foot away from the heritage buildings in
order to prevent damage to the foundations and finishes.
The building at 1002-1004 Third Avenue was re-clad in stucco decades ago, and it is
proposed that the stucco be retained as part of this restoration, due to the potential structural
impact of removal on the underlying bricks and because the stucco is a long-standing feature
which reflects the historic evolution of that building. Further details on the restoration
proposal are available in the Heritage Conservation Plans in Appendix B.
Draft copies of the Heritage Designation Bylaws No 8118, 2019 and No 8119, 2019 are
attached as Appendix E.
5.2

Relaxations

Nine relaxations would be required for 1002-1004 Third Avenue and 10 relaxations for
1006-1008 Third Avenue. Except for the additional FSR deriving from the attic conversions,
all the proposed relaxations would be to regularize existing non-conformities. The proposal
does not include an increase in units and does not add floor space in a way which would
substantially alter the exterior of the buildings or increase the massing.
As the proposal includes retention and preservation of heritage assets, regularization of
existing conditions, minimal intervention, and minor impact on neighbouring properties,
staff considers the project to balance benefits to the community and the owner. Site plans and
architectural drawings demonstrating the relaxations are provided in Appendix C.
Density
A 1.51 FSR is proposed for 1002-1004 Third Avenue and 1.42 FSR for 1006-1008 Third
Avenue. This is a 0.24 and 0.20 FSR increase (20%) above the existing FSR for each lot.
The density proposed is consistent with both the OCP Land Use Designation and the context
of the Brow of the Hill Neighbourhood. Many neighbouring properties have densities
ranging from 0.45 to 2.68 FSR.
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Parking
A parking relaxation is proposed for the 1002-1004 Third Avenue lot. Currently, the
residents park in tandem on the existing driveway. As tandem parking is not permitted under
the Zoning Bylaw, there is currently only one conforming parking spot for 1002 -1004 Third
Avenue. An easement would be required for access to a driveway between the duplexes
which is bisected by a property line. The City would be named in such an easement so that it
could not be discharged without approval.
5.3

Site Servicing

The proposal has been reviewed by the City’s Engineering Services Department regarding
required site servicing. The Engineering Services Memo, attached in Appendix F, outlines
the improvements that would be required to facilitate the proposed development, including
the easement as described above, and the consolidation of the three legal lots that form the
1006-1008 Third Ave property. Such improvements would need to be provided in
accordance with City standards, as determined by the Director of Engineering. The
Engineering Servicing Memo for the project, prepared on January 17, 2019, is attached as
Appendix F.
6.

PUBLIC CONSULTATION

6.1

Public Open House

A public open house was held on site on Monday, March 11, 2019 from 5:00 - 7:00pm.
Invitations to the open house were delivered two weeks in advance of the event to properties
within 100 meters of the site (approximately 410 units). Two local residents attended the
open house and one comment form was received.
6.2

Residents Association

The owner presented the project proposal to the Brow of the Hill Residents Association on
March 11, 2019. The Residents Association made positive comments that renovating the
duplex attics will enhance the livability of the units and were happy that no tenants would be
evicted from the renovation process. A summary of this presentation and the public open
house was prepared by the applicant and is attached to this report as Appendix G.
6.3

Community Heritage Commission

The project proposal was reviewed by the Community Heritage Commission at their meeting
on April 10, 2019. The Commission supported the project. An excerpt of the Minutes from
this meeting is attached in Appendix H.
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Advisory Planning Commission

The project proposal was reviewed by the Advisory Planning Commission at their meet ing
on April 16, 2019 and was supported by the Commission. An excerpt of the Minutes from
this meeting is attached in Appendix I.
7.

PROCESS AND NEXT STEPS

The steps in the application review process are, as follows, with the current step highlighted
in grey:
#
1
2
3
4
5
6
7

Application Review Stage
Application circulated to City Departments for review
Preliminary report to the Land Use and Planning Committee
Presentation to the Brow of the Hill Residents’ Association
Applicant-led Public Open House
Review by the Community Heritage Commission
Review by the Advisory Planning Commission
Report to Land Use and Planning Committee and referral of
application to Council for consideration of readings
8 Council consideration of First and Second Reading of Bylaws
9 Public Hearing and Council consideration of Third Reading of
Bylaws
10 Council consideration of Adoption of Bylaws
11 Heritage Alteration Permit (HAP) for the restoration work to
the heritage houses, issued by the Director of Development
Services.
12 Building Permit application for the attic conversion
8.

Date
December 4, 2018
February 4, 2019
March 11, 2019
March 11, 2019
April 11, 2019
April 16, 2019
May 6, 2019
May 27, 2019
June 24, 2019
July 8, 2019
T.B.D.
T.B.D.

ADOPTION REQUIREMENTS

Prior to the HRA and Designation bylaws being brought forward for Council’s consideration
of adoption, both bylaws would be signed by the property owners.
9.

INTERDEPARTMENTAL LIASON

The City has a team based approach for reviewing development applications. A staff-led
project team was assigned for reviewing this project consisting of staff from the Building,
Planning (Development Services) and Engineering Departments. Their comments have been
addressed in the proposal.
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OPTIONS

The following options are presented for the Land Use and Planning Committee’s
consideration:
1. That the Land Use and Planning Committee recommends that Council consider
Heritage Revitalization Agreement Bylaw (1002-1004 and 1006-1008 Third Avenue)
8117, 2019 and Heritage Designation Bylaw (1002-1004 Third Avenue) 8118, 2019
and Heritage Designation Bylaw (1006-1008 Third Avenue) 8119, 2019, for First and
Second Readings, and forward the Bylaws to a Public Hearing on June 24, 2019.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.
ATTACHMENTS
Appendix
Appendix
Appendix
Appendix
Appendix
Appendix
Appendix
Appendix
Appendix

A - Site Context Map
B - Statements of Significance and Heritage Conservation Plans
C - Proposed Site Plans and Architectural Drawings
D - Heritage Revitalization Agreement Bylaw No. 8117, 2019
E - Heritage Designation Bylaws No. 8118, 2019 and 8119, 2019
F - Engineering Services Memo
G - Public Consultation Summary Report
H - Extract of April 10, 2019 Community Heritage Commission Minutes
I - Extract of April 16, 2019 Advisory Planning Commission Minutes

This report has been prepared by:
Janet Zazubek, Planning Analyst
This report was reviewed by:
Jackie Teed, Manager, Planning

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

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

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

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

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

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

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

6

Back to Agenda

Heritage Conservation Plan: 1002-1004 3rd Avenue, New Westminster, BC

Fig. 6: Goad Fire Insurance Map of City of New Westminster, BC, 1912. The immediate neighbourhood of 1002-1004
and 1006-1008 3rd Avenue is outlined in red and examined in greater detail in Fig. 7 below. (Source: City of Vancouver
Archives, Map 342c Plate 120)

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

Part of a grouping of Victorian and Edwardian residences on the south side of the 1000
block of Third Avenue; properties slope to the southwest towards the Fraser River
Residential scale and massing as expressed by two side-by-side residential units with a height of
two storeys presenting to the street and a partial basement

•

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

•

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

•

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

•

Prominent upper cornice and bargeboard with returns

•

Masonry construction consisting of pressed brick covered with plaster and smoothed into a flat
finish. Mortar-clad brick window lintels and sills. Painted finish throughout.

•

Double hung, one-over-one wood sash windows with horns throughout

•

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

Address

1892

1002

Hopkins, Miss Mary

Domestic, beds and rooms at 1002 3rd av.

1002

Turnbull, William

Contractor and builder

1004

Mowbray, Thos

Carpenter

1004

McGillivray, Neil

Retired

Name(s)

Occupation (if listed)

1894

1002-8

Vacant houses

N/A

1895

1002

Vacant house

N/A

1004

Slack, Enoch

Carpenter

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

1940

1945

1950

1955

1002

Mayers, Robert E (Irene J)

Engineer

1004

Johnston, Robert

Retired

1002

Bailey, Harry J (Irene G)

Longshoreman

1004

Johnston, Robert

Retired

1002

Bailey, Clif A (Gertrude)

Longshoreman

1004

Johnston, Robert

Retired

1002

Bailey, Clif A (Gertrude)

Longshoreman

1004

Janik, Stan (Mary V)

Electrician, Crown Zellerback

1002

Janik, Emil (Mary)

Operator, Crown Zellerbach

1004

Janik, Stan (Mary V)

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

Address

1956-1957

1002

Janik, Mrs Mary

1004

Vacant

1002

Musgrove, Monte R
(Yvette)

Millworker, Westminster Paper

Martin, Miss Myrtle C

Saleswoman, Mc & Mc

1004

Stewart, Carl A (Helen I)

Salesman, EJ Ferguson

1002

Kvam, Mrs Beverley

Not listed

1004

Prossick, Mrs Margaret

Not listed

1002

No return

N/A

1004

No return

N/A

1002

Rogers, Shawn

Employee, Mikes Auto Body

1004

Harks, Marty & Rene

Employee, Nalley’s

1002

Herring, S.

Not listed

1004

Torney, R.

Not listed

1002

Fors, Calvin

Not listed

1004

Moller, J.

Not listed

1958

1970

1977

1979-1980

1985

1992

Name(s)

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

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

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

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

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

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

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

(Canada’s Historic Places 2010, p. 255)
Specifically, preservation and restoration of the windows, restoration of the front porches and
rehabilitation of the unfinished attics by adapting them into living spaces.

Fig. 17: Sections BB & CC of proposed work on the duplexes at 1002-1004 3rd Ave. (Source: Billard Architecture)
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Fig. 18: Roof plan of proposed work on the duplexes at 1002-1004 3rd Avenue, 2017. (Source: Billard Architecture)

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

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

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

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

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

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

The front porch was not redone at the same time as the main roof. This roof needs
replacement. There is organic growth and build up on the roof that will continue to worsen if not
addressed.

20

Back to Agenda

Heritage Conservation Plan: 1002-1004 3rd Avenue, New Westminster, BC

Fig. 25: The shared porch 1002-1004 3rd Avenue, 2018. (Source: Zysblat)

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

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

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

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

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

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

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

9.6 Windows and Doors
It appears that all of the windows (their frames, sashes and hardware) are the original ones from
1892 with some in better condition than others. Over the years, some repair interventions have been
carried out on them, however, several are lacking paint on the exterior or have failing, cracking
paint finishes and several window frames are showing signs of deterioration. All of the lintels and
sills are brick with a mortar coating over them. According to the owner, it has been about ten years
(c. 2008) since the last time any work was carried out on the windows. Many of them, in particular
their sills and frames, are damaged, having been exposed to the elements and not repaired or
painted for a long time. Overall, the windows range from fair to good. See repair schedule on page
28.
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As for the front doors, they are not original to 1892, which, based on the earliest archival photo
and trends in Victorian door design, featured a single light taking up the majority of the door plane,
rather than the current smaller three stepped windows. The current doors have been present for
decades (at least since the 1970s, as visible in the archival photographs), and are likely from the 1940s
or 1950s as per their design, which was common in the mid-20th century. Overall, the doors are in
good condition and should be preserved.

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

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

9.7 Cladding and Trimwork
1002-1004 3rd Avenue, unlike its neighbouring twin duplex, had its original brickwork covered in stucco,
at some point in the 20th century. This cladding has been somewhat well maintained, although
unavoidably overtime such treatment begins to wear. There are minor areas where the stucco is
cracked or detaching such as on the eastern side elevation. However, overall, it is in good condition.
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The stucco on this eastern elevation has cracks in it

Fig. 41: Eastern and partial front view of 1002 3rd Avenue, 2018. (Source: Zysblat)

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

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

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

9.9 Landscaping
The landscaping on site is fairly modest. However, there are certain plantings that are growing too close
to the structure which pose potential for damage to the foundations.

Figs. 45 and 46: Views of landscaping planted close to building at 1002-1004 3rd Ave 2018. (Sources: Zysblat)
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10.0 Recommended Conservation Procedures
10.1 Structure – Preservation
•

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

10.2 Foundations and Masonry – Preservation and Restoration
•

Preserve foundations. Monitor for any cracks, signs of water or movement. The brick
foundations of the back porch, should be checked and repaired, as part of a complete
reconstruction of the back porch.

10.3 Wood Elements – Preservation and Restoration
•

All wood elements should be preserved where possible
and restored (repaired, maintained or replaced inkind), as needed.

•
•

Front porch columns:
Replace front porch columns in-kind with square wood
columns measuring precisely 5.5" x 5.5" as per the
original columns.
Restore missing middle column
Restore decorative moulding near top of all three
columns as per the moulding on the pilasters, and on
1006-1008 3rd Avenue

•
•

10.4 Roofing and Waterworks – Restoration and Rehabilitation
•
•

The roofing of both the front and back porches need replacement.
The front porch roof should be replaced with torch-on on the flat portion and shingles
on the sides, as per 1906 archival photo.

10.5 Chimney – Restoration
•

A close examination of the surviving chimneys was not possible. They should be assessed further
by a professional mason at the time of the attic units construction, to determine if they need
repointing, repair and/or replacement.

•

If and when chimneys are replaced or rebuilt - tall brick chimneys with corbelled caps
should be restored as per 1906 archival photo.

10.6 Windows and Doors – Preservation and Rehabilitation
•

The windows of 1002-1004 3rd Avenue are the original 1892 windows and should be preserved
and restored where needed. The front and back doors should be preserved.
See repair schedule on next page
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Window and door repair schedule:
windows 1 and 2 (1002 3rd Avenue):
two ground floor windows, eastern side elevation - replace rotted bottom frame sections (sub sills) by completely
removing them and installing new sub sills. scrape down window sashes and frames, sand, prep, caulk and repaint
in high-gloss finish. Scrape, sand and reapply mortar finish on windows sills where missing.
windows 3 and 4 (1002 and 1004 3rd Avenue):
two second floor windows above back porch, southern rear elevation - scrape down windows sashes and frames,
sand, prep, caulk and repaint in high-gloss finish. Scrape, sand and reapply mortar finish on windows sills where
missing.
windows 5 and 6 (1004 3rd Avenue):
one ground floor and one second floor window in rear extension, southern rear elevation. As per windows 3 and 4.
windows 7, 8 and 9 (1004 3rd Avenue):
all three ground floor windows on the western side elevation. As per windows 3 and 4.
back door (1002 3rd Avenue):
scrape down sand, prep, caulk and repaint in high-gloss finish.

• Approved optional preservation treatment: Storm Windows
A measure to allow for better protection of the windows is to install
exterior wood storm windows on all of the windows. An appropriate
storm window style should be a wood frame of single pane, single light glass
and of similar sash dimension to the window sash itself, to minimise the
visual impact on the building and to allow the windows to continue to be visible
on the exterior (see photo - right) and link below:
https://www.vancouverheritagefoundation.org/wp-content/
uploads/2016/11/HERG-Storm-Window-criteria-Nov-23-2016.pdf

10.7 Cladding and Trimwork – Preservation
•

The fascia boards with their decorative moulding and returns should be preserved. Any work
being done at the roofs or gable should not remove this unique feature.

10.8 Finishes – Preservation and Restoration
•
•
•
•

•

Preserve stucco cladding
A qualified mason with experience in stucco repair on historic building should be used to
remediate the areas where the stucco is cracked, failing, missing or showing signs of moisture
ingress - specifically on the eastern elevation of 1002 3rd Avenue and all around the back porch.
Paint: Based on the historical photographs available, in 1906, the 1970s and the 1980s, these
buildings were painted in a single colour, however the current owners have treated each house
in two different colours. Both approaches are legitimate.
The current colour scheme should be changed when repainting (within 3-5 years) to a historically
appropriate colour scheme inspired by the 1890s trend of dark exteriors, incorporating a
combination of historical colours from the Benjamin Moore Historical True Colours Palette (VHF
2012), following a three-colour exterior scheme: a dark or medium tone body colour (V17-V35), a
dark or medium tone trim colour (V17-V35) lintels, sashes, facia and porch elements; and a dark
or medium tone sash and door colour (V17-V35).
Follow Master’s Painters’ Institute, Repainting Manual procedures, including removing loose paint
down to next sound layer (not bare brick), clean surface with mild TSP solution with gentlest means possible
and rinse with clean water; do not use power-washing.
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10.9 Landscaping
•
•

The foliage should be trimmed and moved at least 1' away from the house to avoid further
damage to both the foundations and the building’s finishes.
To estimate the safe planting distance from the side of the structure, take half of a
plant's 'final width' and add a foot.

11.0 Proposed Alterations and Future Changes
11.1 Proposed Alterations
The major proposed change to this house is the introduction of the skylights in the attic to allow for a
usable and livable space in the attic. This alteration does not affect the visible design of the building, as
viewed from the street level and is a fairly minor intervention on the structure overall. The proposed
change is considered a reasonable intervention given generally accepted conservation standards,
rehabilitation needs and restricted site conditions. The proposed change does not affect the Heritage
Values and Character Defining Elements of the building.
11.2 Future Changes
Changes to the building’s configuration, particularly any additions, should be carefully considered for
minimal effect on the Heritage Values as embodied in the Character Defining Elements (CDEs) listed in the
building’s Statement of Significance (section 3.0 above).
12.0 Maintenance Plan
Following completion of the outlined conservation work, the owner must maintain the building and land
in good repair and in accordance with generally accepted maintenance standards. All work should follow
the Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition). The Local
Government determines the acceptable level or condition to which the heritage building is maintained
through the Heritage Maintenance Bylaw (CCNW 2018). As with the Heritage Conservation Plan, the
maintenance standards apply only to the exterior of the building.
As general upkeep is frequently overlooked and will lead to the deterioration of heritage resources,
maintenance standards warrant special attention to help to extend the physical life of a heritage asset.
Any building should be kept in a reasonable condition so it continues to function properly without
incurring major expenses to repair deterioration due to neglect. The most frequent source of
deterioration problems is from poorly maintained roofs, rainwater works and destructive pests.
It is important to establish a maintenance plan using the information below:
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12.1 Maintenance Checklist
a. Site
•

Ensure site runoff drainage is directed away from the building.

•

Maintain a minimum 1-ft clearance between vegetation and building face and a 12-inch-wide
gravel strip against the foundation in planted areas.
Do not permit vegetation (such as vines) to attach to the building.

•

b. Foundation
•
•
•
•

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

c. Masonry
•
•

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

d. Wood Elements
•
•
•

•

•

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

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

f.

Roofing and Rainwater Works

•

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

•
•
•
•
•

g. General Cleaning
•
•
•
•
•

The building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from the ground.
Cleaning prevents build up of deleterious materials, which can lead to premature and avoidable
maintenance problems.
Windows, doors and rainwater works should be cleaned annually.
When cleaning always use the gentlest means possible, such as soft bristle brush and lowpressure hose. Use mild cleaner if necessary, such as diluted TSP or Simple Green ©.
Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking
and wood elements and it will drive water in wall assemblies and lead to larger problems.
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1.0 Location
The twin, side-by-side, brick duplexes of 1002-1004 and 1006-1008 3rd Avenue are located in the Brow of
the Hill neighbourhood of the City of New Westminster. This is the area located between Queen’s Avenue
in the south, Stewardson Way in the west, 6th Avenue in the north and 8th Street in the east.

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

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

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

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

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

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

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

8

Back to Agenda

Heritage Conservation Plan: 1006-1008 3rd Avenue, New Westminster, BC

Social Significance
The residence also has social value for its contribution to the identity of the Brow of the Hill
neighbourhood. For several years post construction, the residence at 1006 – 1008 Third Avenue remained
vacant as it was considered on the periphery of the city and had minimal servicing. Industrialization of the
North Arm of the Fraser River attracted shipyard and factory workers to the area, in keeping with the
occupations of early working class residents of the duplex, such as carpenter, butcher and painter. In 2008
and 2017, permits were issued for filming on this property in recognition of its contribution to a unique
sense of time and place and provision of a cultural window into the past that is valued by the community.
3.3 Character Defining Elements
Key elements that define the heritage character of the brick residence at 1006 – 1008 Third Avenue
include:
•
•
•
•
•
•
•

•
•

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

Address

1892

1008

1894
1895

Name(s)

Occupation (if listed)

Vacant

N/A

1002-8

Vacant houses

N/A

1008

Vacant house

N/A

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

1940

1945

1950

1955

1006

Raffle, Mrs. Annie E

Widow

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

Raffle, Mrs. Annie E

Widow

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

McNeil, Neil (Mabel)

Active Service

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

Carruthers, David T
(Sibbla M)

Mechanic, International Harvester

1008

Wilson, Thos G (Evelyn)

Sales Manager Mc & Mc

1006

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

Mechanic, International Harvester

Wilson, Thos G (Evelyn)

Sales Manager Mc & Mc

1008

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

Address

1956-1957

1006

1958

1970

1977

1979-1980

1985

1992

Name(s)

Occupation (if listed)

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

Mechanic, International Harvester

1008

Wilson, Thos G (Evelyn)

Sales Manager, Mc & Mc

1006

Newton, Carl A (Helen I)

Salesman, E J Ferguson

1008

Wilson, Thos G (Evelyn)

Sales Manager, Mc & Mc

1006

Bonchal, Mrs Caroline J

Saleswoman, Field’s

1008

Wilson, Evelyn M

Widow

1006

Simonson, Richard

Employee, CPR

1008

Hurst, Douglas & Kath

Not listed

1006

Smith, Ken & Carla

Clerk, Lucky Dollar Store

1008

Olson, Della

Not listed

1006

Not listed

N/A

1008

Douglas, Brent V.

Not listed

1006

Hesper, S.

Not listed

1008

Zirk, Kent

Not listed

Student, UBC
Student, UBC
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5.0 Archival Photographs

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

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

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

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

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

(Canada’s Historic Places 2010, p. 255)
Specifically, preservation and restoration of the windows, restoration of the front porches, and
rehabilitation of the unfinished attics by adapting them to living spaces.

Fig. 17: Sections BB & CC of proposed work on the duplexes at 1006-1008 3rd Ave. (Source: Billard Architecture)
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Fig. 18: Roof plan of proposed work on the duplexes at 1006-1008 3rd Avenue, 2017. (Source: Billard Architecture)

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

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

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

Figs. 20 and 21: The interior stone foundations visible in the basement of 1006-1008 3rd Avenue, 2018. (Sources:
Zysblat)

20

Back to Agenda

Heritage Conservation Plan: 1006-1008 3rd Avenue, New Westminster, BC

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

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

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

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

Fig. 27: The back view of the roof of 1006-1008 3rd Avenue, 2018. (Source: Zysblat)
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On inspection, it appears the flat roof of the front porch was not redone at the same time as the main
roof, and this is something needing attention. There is organic growth and build up on the roof that will
continue to worsen if not addressed.

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

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

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

9.6 Windows and Doors
The elements of the house that are in the poorest condition are the windows. It appears that all of the
windows (their frames, sashes and hardware) are the original ones from 1892 with some in better
condition than others. Over the years, some repair interventions have been carried out on them, however,
they have not all been rehung (some have but not all) or re-painted. All of the lintels and sills are brick
with a mortar coating over them. According to the owner, it has been about ten years (c. 2008) since
the last time any work was carried out on the windows. Many of them, in particular their sills, are
damaged, having been exposed to the elements and not repaired or painted for a long time. Overall,
the windows range
from fair to good, with certain windows requiring repair and maintenance. See repair schedule
on page 29.
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As for the doors, they do not appear to be the original ones from 1892, which, based
on the earliest archival photo and trends in Victorian door design, featured a single
light taking up the majority of the door plane, rather than the current smaller single
window. The current doors have been present for decades (at least since the 1970s, as visible in
the archival photographs), and are likely from the 1940s or 1950s as per their design, which was
common in the mid-20th century. Overall, the doors are in good condition and should be preserved (see
Fig. 29 on page 23).

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

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

Fig. 36: The back upper view of 1006 3rd Avenue, 2018. It appears this section has possibly been stuccoed unlike its
neighbouring unit (1008), which shows the bricks have simply been painted grey with the brick outline still visible.
(Source: Zysblat)
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Fig. 37: Front view of the trimwork of 1006-1008 3rd Avenue, 2018. (Source: Cummer)

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

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

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

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

10.2 Foundations and Masonry – Preservation
•

The foundations should be preserved, but monitored regularly for any signs of movement or
water ingress.

10.3 Wood Elements – Preservation and Restoration
•

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

10.4 Roofing and Waterworks – Restoration and Rehabilitation
•

The front porch roof should be replaced with torch-on on the flat portion and shingles
on the sides, as per 1906 archival photo.

10.5 Chimney – Restoration
•
•

A close examination of the surviving chimneys was not possible. They should be assessed further
by a professional mason, to determine which need repointing, repair and/or replacement.
If and when chimneys are replaced or rebuilt (as part of a Heritage Alteration Permit) tall brick chimneys with corbelled caps should be restored as per 1906 archival photo.

10.6 Windows and Doors – Preservation and Restoration
•

The windows of 1006-1008 3rd Avenue are the original 1892 windows and should be preserved.

•

The schedule of repairs is listed below.
windows 1, 2 and 3 (1006 3rd Avenue):
all three ground floor windows on the eastern side elevation - replace rotted bottom frame sections
(sub sills) by completely removing them and installing new sub sills.
scrape down windows sashes and frames, sand, prep, caulk and repaint in high-gloss finish. Scrape,
sand and reapply mortar finish on windows sills where missing.
Window 4 (1006 3rd Avenue):
second floor facade - scrape down window sashes and frame, sand, prep, caulk and repaint in highgloss finish. Scrape, sand and reapply mortar finish on windows sills where missing.
Back porch windows and door (1006-1008 3rd Avenue):
all windows and the exterior door on this enclosed porch - scrape down window sashes and frame,
sand, prep, caulk and repaint in high-gloss finish.
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Approved optional preservation treatment: Storm Windows
A measure to allow for better protection of the windows is to install exterior wood
storm windows on all of the windows. An appropriate storm window style should
be a wood frame of single pane, single light glass and of similar sash dimension
to the window sash itself, to minimise the visual impact on the building and to
allow the windows to continue to be visible on the exterior (see photo - right) and
link below:
https://www.vancouverheritagefoundation.org/wp-content/uploads/2016/11/
HERG-Storm-Window-criteria-Nov-23-2016.pdf

10.7 Cladding and Trimwork – Preservation
•
•

1006-1008 3rd Avenue predominately has its brickwork simply painted. If a section is indeed
stuccoed, it is too invasive and risky a process to the bricks to consider removing the stucco layer.
This cladding should therefore by preserved.
The fascia boards with their decorative moulding and returns should also be preserved. Any work
being done at the gable should not remove this unique feature.

10.8 Finishes – Preservation and Restoration
•

•

•

Paint: Based on the historical photographs available, in 1906, the 1970s and the 1980s, these
buildings were painted in a single colour, however the current owners have treated each house in
two different colours. Both approaches are legitimate.
The current colour scheme should be changed when repainting (within 3-5 years) to a historically
appropriate colour scheme inspired by the 1890s trend of dark exteriors, incorporating a
combination of historical colours from the Benjamin Moore Historical True Colours Palette (VHF
2012), following a three-colour exterior scheme: a dark or medium tone body colour (V17-V35), a
dark or medium tone trim colour (V17-V35) lintels, sashes, facia and porch elements; and a dark or
medium tone sash and door colour (V17-V35).
Follow Master’s Painters’ Institute, Repainting Manual procedures, including removing loose paint
down to next sound layer (not bare brick), clean surface with mild TSP solution with gentlest
means possible and rinse with clean water; do not use power-washing.

10.9 Landscaping
•
•
•

The foliage should be trimmed and moved at least a foot away from the house to avoid further
damage to both the foundations and the building’s finishes.
All climbing vines currently growing on the building should be removed.
To estimate the safe planting distance from the side of the structure, take half of a
plant's 'final width' and add a foot.
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11.0 Proposed Alterations and Future Changes
11.1 Proposed Alterations
The major proposed change to this house is the introduction of the skylights in the attic to allow for a
usable and livable space in the attic. This alteration does not affect the visible design of the building, as
viewed from the street level and is a fairly minor intervention on the structure overall. The proposed
change is considered a reasonable intervention given generally accepted conservation standards,
rehabilitation needs and restricted site conditions. The proposed change does not affect the Heritage
Values and Character Defining Elements of the building.
11.2 Future Changes
Changes to the building’s configuration, particularly any additions, should be carefully considered for
minimal effect on the Heritage Values as embodied in the Character Defining Elements (CDEs) listed in the
building’s Statement of Significance (section 3.0 above).
12.0 Maintenance Plan
Following completion of the outlined conservation work, the owner must maintain the building and land
in good repair and in accordance with generally accepted maintenance standards. All work should follow
the Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition). The Local
Government determines the acceptable level or condition to which the heritage building is maintained
through the Heritage Maintenance Bylaw (CCNW 2018). As with the Heritage Conservation Plan, the
maintenance standards apply only to the exterior of the building.
As general upkeep is frequently overlooked and will lead to the deterioration of heritage resources,
maintenance standards warrant special attention to help to extend the physical life of a heritage asset.
Any building should be kept in a reasonable condition so that it continues to function properly without
incurring major expenses to repair deterioration due to neglect. The most frequent source of
deterioration problems is from poorly maintained roofs, rainwater works and destructive pests.
It is important to establish a maintenance plan using the information below:
12.1 Maintenance Checklist
a. Site
•

Ensure site runoff drainage is directed away from the building.

•

Maintain a minimum 1-ft clearance between vegetation and building face and a 12-inch-wide
gravel strip against the foundation in planted areas.
Do not permit vegetation (such as vines) to attach to the building.

•
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b. Foundation
•
•
•
•

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

c. Masonry
•
•

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

d. Wood Elements
•
•
•

•

•

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

e. Windows and Doors
•
•
•
•

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

Roofing and Rainwater Works

•

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

•
•
•
•
•

g. General Cleaning
•
•
•
•
•

The building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from the ground.
Cleaning prevents build up of deleterious materials, which can lead to premature and avoidable
maintenance problems.
Windows, doors and rainwater works should be cleaned annually.
When cleaning always use the gentlest means possible, such as soft bristle brush and lowpressure hose. Use mild cleaner if necessary, such as diluted TSP or Simple Green ©.
Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking
and wood elements and it will drive water in wall assemblies and lead to larger problems.
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Appendix D
Heritage Revitalization Agreement
Bylaw No. 8117, 2019
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
HERITAGE REVITALIZATION AGREEMENT (1002-1004 AND 1006-1008 THIRD AVENUE)
BYLAW NO. 8117, 2019
A Bylaw to enter into a Heritage Revitalization Agreement under
Section 610 of the Local Government Act

WHEREAS the City of New Westminster and the owners of the property located at 1002-1004 and
1006-1008 Third 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 (1002-1004 and 1006-1008
Third Avenue) Bylaw No. 8117, 2019”.

Heritage Revitalization Agreement
2.

The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered owner of the properties located at:
(a) PID: 013-368-800, NORTH WESTERLY HALF LOT 1 EXCEPT: PART HAVING A FRONTAGE
OF 3 FEET 8 INCHES OF THIRD AVENUE BY A DEPTH OF 66 FEET AND ADJOINING LOT 2,
OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620, and
(b) PID: 002-177-129, PARCEL “A” (REFERENCE PLAN 5073) OF LOT 2 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620, and
(c) PID: 002-270-072, PART OF THE NORTH WESTERLY HALF LOT 1 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 3 FEET 8 INCHES ON 3RD AVENUE BY A
DEPTH OF 66 FEET AND ADJOINING LOT 2, and
(d) PID: 002-177-111, NORTH WESTERLY HALF LOT 2 EXCEPT: PARCEL “A” (REFERENCE
PLAN 5073), OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 54.76
FEET ON 3RD AVENUE BY A UNIFORM DEPTH OF 66 FEET.
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3. The Mayor and City Clerk are authorized on behalf of the City of New Westminster Council
to sign and seal the Heritage Revitalization Agreement attached to this Bylaw as Schedule
“A”.
READ A FIRST TIME this _____________ day of _______________, 2019.
READ A SECOND TIME this ___________ day of _______________, 2019.
PUBLIC HEARING held this ___________ day of _______________, 2019.
READ A THIRD TIME this ____________ day of ________________, 2019.
ADOPTED this ___________ day of _________________, 2019.

Mayor Jonathan X. Cote

Doc# 1398898

Jacque Killawee, City Clerk
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SCHEDULE “A”
HERITAGE REVITALIZATION AGREEMENT (1002-1004 AND 1006-1008 THIRD AVENUE)
THIS AGREEMENT dated for reference the 8th day of May, 2019 is
BETWEEN:
MYRNA AND GLYNN BALL
1008 Third Avenue
New Westminster, BC V3M 1P5
(collectively, the “Owner”)
AND:
THE 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 1002-1004 and 1006-1008 Third Avenue, New Westminster, British Columbia, legally
described as:
a) PID: 013-368-800, NORTH WESTERLY HALF LOT 1 EXCEPT: PART HAVING A FRONTAGE
OF 3 FEET 8 INCHES OF THIRD AVENUE BY A DEPTH OF 66 FEET AND ADJOINING LOT 2,
OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620 ,and
b) PID: 002-177-129, PARCEL “A” (REFERENCE PLAN 5073) OF LOT 2 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620, and
c) PID: 002-270-072, PART OF THE NORTH WESTERLY HALF LOT 1 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 3 FEET 8 INCHES ON 3RD AVENUE BY A
DEPTH OF 66 FEET AND ADJOINING LOT 2, and
d) PID: 002-177-111, NORTH WESTERLY HALF LOT 2 EXCEPT: PARCEL “A” (REFERENCE
PLAN 5073), OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 54.76
FEET ON 3RD AVENUE BY A UNIFORM DEPTH OF 66 FEET.
(collectively, the “Lands”);
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B.

There are two buildings situated on the Lands, known as 1002-1004 and 1006-1008 Third
Avenue (collectively, the “Heritage Buildings”), which are shown on the site plan attached
as Appendix 1 (the “Site Plan”);

C.

The City and the Owner agree that the Heritage Buildings have heritage value and should
be conserved;

D.

The Owner wishes to make certain alterations to the interior of the Heritage Buildings (the
“Alterations”);

E.

The Owner wishes to undertake preservation, rehabilitation and restoration work to the
exterior of the Heritage Buildings (the “Conservation Work”);

F.

Section 610 of the Local Government Act, RSBC 2015, Chapter 1 authorizes a local
government to enter into a Heritage Revitalization Agreement with the owner of heritage
property, and to allow variations of, and supplements to, the provisions of a bylaw or a
permit issued under Part 14 or Part 15 of the Local Government Act;

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 Buildings
is to be preserved and protected, in return for specified supplements and variances to City
bylaws;

THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid by
each party to the other and for other good and valuable consideration (the receipt of which each
party hereby acknowledges) the Owner and the City each covenant with the other pursuant to
Section 610 of the Local Government Act as follows:
2

Heritage Designation
1.

The Owner irrevocably agrees to the designation of the Heritage Buildings as protected
heritage property, in accordance with Section 611 of the Local Government Act, and
releases the City from any obligation to compensate the Owner in any form for any
reduction in the market value of the Lands or the Heritage Buildings that may result from
the designation.

2.

Unless otherwise stated in this Agreement or set out in the Heritage Conservation Plans
prepared by Cummer Heritage Consulting dated March, 2019 copies of which are attached
as Appendix 2 (the “Conservation Plans”), the terms and conditions of this Agreement
respecting the Heritage Buildings apply only to the structure and exterior of the buildings,
including without limitation the foundation, walls, roof, and all exterior doors, windows
and architectural ornamentation.
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Application of Zoning Bylaw
3.

4

5

The City of New Westminster Zoning Bylaw No. 6680, 2001, as amended, (the “Zoning
Bylaw”) is varied and supplemented in its application to the Lands in the manner and to the
extent provided and attached as Appendix 6.

Alteration and Conservation of Heritage Buildings
4.

The Owner shall conduct the Alterations in strict accordance with the design plans and
specifications “3RD Ave Duplex” prepared by Billard Architecture, dated March 20, 2019,
and attached hereto as Appendix 5 (the “Approved Plans”), full-size copies of which plans
and specifications are on file at the New Westminster City Hall.

5.

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

6.

The Owner shall obtain written approval from the City’s Director of Development Services
for any changes to the Alterations and Conservation Work, and obtain any amended
permits that may be required for such changes to the work, including a building permit and
heritage alteration permit as required by the City.

7.

The Owner agrees that the City may, notwithstanding that such a permit may be issuable
under the City’s zoning and building regulations and the BC Building Code, withhold a
building permit applied for in respect of the Alterations or the Conservation Work on either
of the Heritage Buildings if the work that the Owner wishes to undertake is not in
accordance with the Approved Plans or the Conservation Plans.

8.

The Alterations and Conservation 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”2nd edition, published by
Parks Canada in 2010.

9.

The Owner shall, at the Owner’s sole expense, erect on the Lands and keep erected
throughout the course of the Alterations and Conservation Work, a sign of sufficient size
and visibility to effectively notify contractors and tradespersons entering onto the Lands
that the work involves protected heritage property and is being carried out for heritage
conservation purposes.

10.

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 or the Canadian Association of Heritage Professionals with
specialization in Building or Planning (the “Registered Professional”) to oversee the
Conservation Work and to perform the duties set out in section 11 of this Agreement.
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Responsibilities of Registered Professional
11.

5

The Registered Professional shall:
(a)

prior to commencement of the Conservation Work, and at any time during the
course of the Conservation Work that a Registered Professional has been engaged
in substitution for a Registered Professional previously engaged by the Owner,
provide to the City an executed and sealed Confirmation of Commitment in the
form attached as Appendix 3 and, if the Registered Professional is a member of the
Canadian Association of Heritage Professionals, the Registered Professional shall
provide evidence of their membership and specialization when submitting such
executed and sealed Confirmation of Commitment;

(b)

supervise the Conservation Work and ensure substantial compliance of the
Conservation Work with the Conservation Plans attached as Appendix 2;

(c)

provide regular reports to the City’s Director of Development Services on the
progress of the Conservation Work;

(d)

obtain written approval from the City’s Director of Development Services for any
changes to the Conservation Work, and obtain any amended permits that may be
required for such changes to the Conservation Work, including a building permit
and heritage alteration permit;

(e)

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

(f)

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

Timing and Phasing
12.

Promptly following the date of adoption of the Bylaw authorizing this Agreement, the
Owner shall commence and complete the Conservation Work in strict accordance with the
Conservation Plans in Appendix 2.

13.

The Owner agrees that the City may, notwithstanding that such a permit may be issuable
under the City’s zoning and building regulations and the BC Building Code, withhold a
building permit applied for in respect of the Alterations until the owner has completed the
Conservation Work in respect of the Heritage Buildings as set out in the Conservation Plans
to the satisfaction of the Registered Professional and the City’s Director of Development
Services.

14.

The Owner shall commence and complete all actions required for the completion of the
Alterations and Conservation Work, as set out in the Conservation Plan in Appendix 2, and
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Approved Plans in Appendix 5, within three years following the date of adoption of the
Bylaw authorizing this Agreement.
6

Damage to or Destruction of Heritage Buildings
15.

If either of the Heritage Buildings are 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 Buildings to the same condition and appearance that
existed before the damage occurred.

16.

If, in the opinion of the City, either of the Heritage Buildings are completely destroyed, the
Owner shall construct a replica(s), using contemporary material if necessary, of the
Heritage Building(s) which comply in all respects with the Conservation Plans in Appendix 2
and with the Zoning Bylaw, as varied by this Agreement, after having obtained a heritage
alteration permit and any other necessary permits and licenses.

17.

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

Future Maintenance and Alterations

7

18.

Following completion of the Alteration and Conservation Work, the Owner shall maintain
the Heritage Buildings in good repair in accordance with the Conservation Plans in
Appendix 2 and the maintenance standards set out in City of New Westminster Heritage
Properties Minimum Maintenance Standards Bylaw No. 7971, 2018, as amended or
replaced from time to time, and, in the event that Bylaw No. 7971 is repealed and not
replaced, the Owner shall continue to maintain the buildings to the standards that applied
under Bylaw No. 7971 immediately prior to its repeal.

19.

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

Inspections
20.

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
Alteration and Conservation Work per section 11(c) of this Agreement.

21.

Without limiting the City’s power of inspection conferred by statute, and in addition to
such powers, the City shall be entitled at all reasonable times and from time to time to
enter onto the Lands for the purpose of ensuring that the Owner is fully observing and
performing all of the restrictions and requirements in this Agreement to be observed and
performed by the Owner.
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The Owner agrees that the City may, notwithstanding that such a permit or inspection may
be issuable under the City’s zoning and building regulations and the BC Building Code,
withhold a permit or inspection to occupy or final inspection of the Heritage Buildings if the
Alteration and Conservation Work has not been completed to the specifications of this
Agreement to the satisfaction of the City’s Director of Development Services.

Enforcement of Agreement
23.

The Owner acknowledges that it is an offence under Section 621(1)(c) of the Local
Government Act to alter the Lands or the Heritage Buildings 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.

24.

The Owner acknowledges that it is an offence under Section 621(1)(b) of the Local
Government Act to fail to comply with the requirements and conditions of any heritage
alteration permit issued to the Owner pursuant to this Agreement and Section 617 of the
Local Government Act, punishable in the manner described in the preceding section.

25.

The Owner acknowledges that, if the Owner alters the Lands or the Heritage Buildings in
contravention of this Agreement, the City may apply to the British Columbia Supreme
Court for:
(a)

an order that the Owner restore the Lands or the Heritage Buildings, or both, to
their condition before the contravention;

(b)

an order that the Owner undertake compensatory conservation work on the Lands
or the Heritage Buildings, or both;

(c)

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

(d)

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

26.

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

27.

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

28.

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
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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.
9

Conformity with City Bylaws
29.

10

Statutory Authority Retained
30.

11

The Owner acknowledges and agrees that, except as expressly varied by this Agreement,
any development or use of the Lands, including any construction, alteration, rehabilitation,
restoration and repairs of the Heritage Buildings, must comply with all applicable bylaws of
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
31.

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.

32.

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

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

(b)

any loss or damage of any nature whatsoever, howsoever caused to the Lands, or
any improvements or personal property thereon belonging to the Owner or to any
other person,
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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.
12

No Waiver
33.

13

Interpretation
34.

14

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.

Joint and Several
38.

18

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

Number and Gender
37.

17

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

Appendices
36.

16

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

Headings
35.

15

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

If at any time more than one person (as defined in the Interpretation Act (British Columbia)
owns the Lands, each of those persons will be jointly and severally liable for all of the
obligations of the Owner under this Agreement.

Successors Bound
39.

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
)

MYRNA BALL

GLYNN BALL

THE CORPORATION OF THE CITY OF NEW WESTMINSTER
by its authorized signatories:

Mayor Jonathan X. Cote:

Jacque Killawee, City Clerk:
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Heritage Conservation Plan
1002-1004 3rd Avenue, New Westminster, BC
Revised March 2019

Fig. 1: 1002-1004 3rd Avenue, New Westminster, BC, 2018. (Source: Cummer)

Written by: Katie Cummer, PhD CAHP – Cummer Heritage Consulting (CHC)
Supervised and edited by: Elana Zysblat, CAHP – Ance Building Services
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1.0 Location
The twin, side-by-side, brick duplexes of 1002-1004 and 1006-1008 3rd Avenue are located in the Brow of
the Hill neighbourhood of the City of New Westminster. This is the area located between Queen’s Avenue
in the south, Stewardson Way in the west, 6th Avenue in the north and 8th Street in the east.

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

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

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

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

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

In Colonel Moody’s original plan for the City of New Westminster, the area west of Eighth Street was
intended to be a working-class neighbourhood (Sleath 1990, p. 8). Originally referred to as the west end,
it became known as Brow of the Hill after World War II (Hainsworth and Freund-Hainsworth 2005, p. 42).
This area was one of the city’s first suburban areas (Sleath 1990, p. 227), with smaller, less grand homes
then in Albert Crescent or Queen’s Park, which were intended for upper-class residences (Hainsworth and
Freund-Hainsworth 2005, p. 42). This character is reflected in the occupations held by the residents of
1002-1004 3rd Avenue over the years, such as the various carpenters, contractors, engineers and
longshoremen who occupied the house (VPL 1892 to 1955).
As outlined in the “Historical Context Statement” for the Brow of the Hill neighbourhood:

5

Back to Agenda

Heritage Conservation Plan: 1002-1004 3rd Avenue, New Westminster, BC

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

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

Part of a grouping of Victorian and Edwardian residences on the south side of the 1000
block of Third Avenue; properties slope to the southwest towards the Fraser River
Residential scale and massing as expressed by two side-by-side residential units with a height of
two storeys presenting to the street and a partial basement

•

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

•

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

•

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

•

Prominent upper cornice and bargeboard with returns

•

Masonry construction consisting of pressed brick covered with plaster and smoothed into a flat
finish. Mortar-clad brick window lintels and sills. Painted finish throughout.

•

Double hung, one-over-one wood sash windows with horns throughout

•

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

Address

1892

1002

Hopkins, Miss Mary

Domestic, beds and rooms at 1002 3rd av.

1002

Turnbull, William

Contractor and builder

1004

Mowbray, Thos

Carpenter

1004

McGillivray, Neil

Retired

Name(s)

Occupation (if listed)

1894

1002-8

Vacant houses

N/A

1895

1002

Vacant house

N/A

1004

Slack, Enoch

Carpenter

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

1940

1945

1950

1955

1002

Mayers, Robert E (Irene J)

Engineer

1004

Johnston, Robert

Retired

1002

Bailey, Harry J (Irene G)

Longshoreman

1004

Johnston, Robert

Retired

1002

Bailey, Clif A (Gertrude)

Longshoreman

1004

Johnston, Robert

Retired

1002

Bailey, Clif A (Gertrude)

Longshoreman

1004

Janik, Stan (Mary V)

Electrician, Crown Zellerback

1002

Janik, Emil (Mary)

Operator, Crown Zellerbach

1004

Janik, Stan (Mary V)

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

Address

1956-1957

1002

Janik, Mrs Mary

1004

Vacant

1002

Musgrove, Monte R
(Yvette)

Millworker, Westminster Paper

Martin, Miss Myrtle C

Saleswoman, Mc & Mc

1004

Stewart, Carl A (Helen I)

Salesman, EJ Ferguson

1002

Kvam, Mrs Beverley

Not listed

1004

Prossick, Mrs Margaret

Not listed

1002

No return

N/A

1004

No return

N/A

1002

Rogers, Shawn

Employee, Mikes Auto Body

1004

Harks, Marty & Rene

Employee, Nalley’s

1002

Herring, S.

Not listed

1004

Torney, R.

Not listed

1002

Fors, Calvin

Not listed

1004

Moller, J.

Not listed

1958

1970

1977

1979-1980

1985

1992

Name(s)

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

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

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

12

Back to Agenda

Heritage Conservation Plan: 1002-1004 3rd Avenue, New Westminster, BC

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

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

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

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

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

(Canada’s Historic Places 2010, p. 255)
Specifically, preservation and restoration of the windows, restoration of the front porches and
rehabilitation of the unfinished attics by adapting them into living spaces.

Fig. 17: Sections BB & CC of proposed work on the duplexes at 1002-1004 3rd Ave. (Source: Billard Architecture)
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Fig. 18: Roof plan of proposed work on the duplexes at 1002-1004 3rd Avenue, 2017. (Source: Billard Architecture)

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

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

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

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

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

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

The front porch was not redone at the same time as the main roof. This roof needs
replacement. There is organic growth and build up on the roof that will continue to worsen if not
addressed.
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Fig. 25: The shared porch 1002-1004 3rd Avenue, 2018. (Source: Zysblat)

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

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

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

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

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

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

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

9.6 Windows and Doors
It appears that all of the windows (their frames, sashes and hardware) are the original ones from
1892 with some in better condition than others. Over the years, some repair interventions have been
carried out on them, however, several are lacking paint on the exterior or have failing, cracking
paint finishes and several window frames are showing signs of deterioration. All of the lintels and
sills are brick with a mortar coating over them. According to the owner, it has been about ten years
(c. 2008) since the last time any work was carried out on the windows. Many of them, in particular
their sills and frames, are damaged, having been exposed to the elements and not repaired or
painted for a long time. Overall, the windows range from fair to good. See repair schedule on page
28.
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As for the front doors, they are not original to 1892, which, based on the earliest archival photo
and trends in Victorian door design, featured a single light taking up the majority of the door plane,
rather than the current smaller three stepped windows. The current doors have been present for
decades (at least since the 1970s, as visible in the archival photographs), and are likely from the 1940s
or 1950s as per their design, which was common in the mid-20th century. Overall, the doors are in
good condition and should be preserved.

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

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

9.7 Cladding and Trimwork
1002-1004 3rd Avenue, unlike its neighbouring twin duplex, had its original brickwork covered in stucco,
at some point in the 20th century. This cladding has been somewhat well maintained, although
unavoidably overtime such treatment begins to wear. There are minor areas where the stucco is
cracked or detaching such as on the eastern side elevation. However, overall, it is in good condition.
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The stucco on this eastern elevation has cracks in it

Fig. 41: Eastern and partial front view of 1002 3rd Avenue, 2018. (Source: Zysblat)

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

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

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

9.9 Landscaping
The landscaping on site is fairly modest. However, there are certain plantings that are growing too close
to the structure which pose potential for damage to the foundations.

Figs. 45 and 46: Views of landscaping planted close to building at 1002-1004 3rd Ave 2018. (Sources: Zysblat)
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10.0 Recommended Conservation Procedures
10.1 Structure – Preservation
•

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

10.2 Foundations and Masonry – Preservation and Restoration
•

Preserve foundations. Monitor for any cracks, signs of water or movement. The brick
foundations of the back porch, should be checked and repaired, as part of a complete
reconstruction of the back porch.

10.3 Wood Elements – Preservation and Restoration
•

All wood elements should be preserved where possible
and restored (repaired, maintained or replaced inkind), as needed.

•
•

Front porch columns:
Replace front porch columns in-kind with square wood
columns measuring precisely 5.5" x 5.5" as per the
original columns.
Restore missing middle column
Restore decorative moulding near top of all three
columns as per the moulding on the pilasters, and on
1006-1008 3rd Avenue

•
•

10.4 Roofing and Waterworks – Restoration and Rehabilitation
•
•

The roofing of both the front and back porches need replacement.
The front porch roof should be replaced with torch-on on the flat portion and shingles
on the sides, as per 1906 archival photo.

10.5 Chimney – Restoration
•

A close examination of the surviving chimneys was not possible. They should be assessed further
by a professional mason at the time of the attic units construction, to determine if they need
repointing, repair and/or replacement.

•

If and when chimneys are replaced or rebuilt - tall brick chimneys with corbelled caps
should be restored as per 1906 archival photo.

10.6 Windows and Doors – Preservation and Rehabilitation
•

The windows of 1002-1004 3rd Avenue are the original 1892 windows and should be preserved
and restored where needed. The front and back doors should be preserved.
See repair schedule on next page
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Window and door repair schedule:
windows 1 and 2 (1002 3rd Avenue):
two ground floor windows, eastern side elevation - replace rotted bottom frame sections (sub sills) by completely
removing them and installing new sub sills. scrape down window sashes and frames, sand, prep, caulk and repaint
in high-gloss finish. Scrape, sand and reapply mortar finish on windows sills where missing.
windows 3 and 4 (1002 and 1004 3rd Avenue):
two second floor windows above back porch, southern rear elevation - scrape down windows sashes and frames,
sand, prep, caulk and repaint in high-gloss finish. Scrape, sand and reapply mortar finish on windows sills where
missing.
windows 5 and 6 (1004 3rd Avenue):
one ground floor and one second floor window in rear extension, southern rear elevation. As per windows 3 and 4.
windows 7, 8 and 9 (1004 3rd Avenue):
all three ground floor windows on the western side elevation. As per windows 3 and 4.
back door (1002 3rd Avenue):
scrape down sand, prep, caulk and repaint in high-gloss finish.

• Approved optional preservation treatment: Storm Windows
A measure to allow for better protection of the windows is to install
exterior wood storm windows on all of the windows. An appropriate
storm window style should be a wood frame of single pane, single light glass
and of similar sash dimension to the window sash itself, to minimise the
visual impact on the building and to allow the windows to continue to be visible
on the exterior (see photo - right) and link below:
https://www.vancouverheritagefoundation.org/wp-content/
uploads/2016/11/HERG-Storm-Window-criteria-Nov-23-2016.pdf

10.7 Cladding and Trimwork – Preservation
•

The fascia boards with their decorative moulding and returns should be preserved. Any work
being done at the roofs or gable should not remove this unique feature.

10.8 Finishes – Preservation and Restoration
•
•
•
•

•

Preserve stucco cladding
A qualified mason with experience in stucco repair on historic building should be used to
remediate the areas where the stucco is cracked, failing, missing or showing signs of moisture
ingress - specifically on the eastern elevation of 1002 3rd Avenue and all around the back porch.
Paint: Based on the historical photographs available, in 1906, the 1970s and the 1980s, these
buildings were painted in a single colour, however the current owners have treated each house
in two different colours. Both approaches are legitimate.
The current colour scheme should be changed when repainting (within 3-5 years) to a historically
appropriate colour scheme inspired by the 1890s trend of dark exteriors, incorporating a
combination of historical colours from the Benjamin Moore Historical True Colours Palette (VHF
2012), following a three-colour exterior scheme: a dark or medium tone body colour (V17-V35), a
dark or medium tone trim colour (V17-V35) lintels, sashes, facia and porch elements; and a dark
or medium tone sash and door colour (V17-V35).
Follow Master’s Painters’ Institute, Repainting Manual procedures, including removing loose paint
down to next sound layer (not bare brick), clean surface with mild TSP solution with gentlest means possible
and rinse with clean water; do not use power-washing.
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10.9 Landscaping
•
•

The foliage should be trimmed and moved at least 1' away from the house to avoid further
damage to both the foundations and the building’s finishes.
To estimate the safe planting distance from the side of the structure, take half of a
plant's 'final width' and add a foot.

11.0 Proposed Alterations and Future Changes
11.1 Proposed Alterations
The major proposed change to this house is the introduction of the skylights in the attic to allow for a
usable and livable space in the attic. This alteration does not affect the visible design of the building, as
viewed from the street level and is a fairly minor intervention on the structure overall. The proposed
change is considered a reasonable intervention given generally accepted conservation standards,
rehabilitation needs and restricted site conditions. The proposed change does not affect the Heritage
Values and Character Defining Elements of the building.
11.2 Future Changes
Changes to the building’s configuration, particularly any additions, should be carefully considered for
minimal effect on the Heritage Values as embodied in the Character Defining Elements (CDEs) listed in the
building’s Statement of Significance (section 3.0 above).
12.0 Maintenance Plan
Following completion of the outlined conservation work, the owner must maintain the building and land
in good repair and in accordance with generally accepted maintenance standards. All work should follow
the Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition). The Local
Government determines the acceptable level or condition to which the heritage building is maintained
through the Heritage Maintenance Bylaw (CCNW 2018). As with the Heritage Conservation Plan, the
maintenance standards apply only to the exterior of the building.
As general upkeep is frequently overlooked and will lead to the deterioration of heritage resources,
maintenance standards warrant special attention to help to extend the physical life of a heritage asset.
Any building should be kept in a reasonable condition so it continues to function properly without
incurring major expenses to repair deterioration due to neglect. The most frequent source of
deterioration problems is from poorly maintained roofs, rainwater works and destructive pests.
It is important to establish a maintenance plan using the information below:
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12.1 Maintenance Checklist
a. Site
•

Ensure site runoff drainage is directed away from the building.

•

Maintain a minimum 1-ft clearance between vegetation and building face and a 12-inch-wide
gravel strip against the foundation in planted areas.
Do not permit vegetation (such as vines) to attach to the building.

•

b. Foundation
•
•
•
•

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

c. Masonry
•
•

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

d. Wood Elements
•
•
•

•

•

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

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

f.

Roofing and Rainwater Works

•

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

•
•
•
•
•

g. General Cleaning
•
•
•
•
•

The building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from the ground.
Cleaning prevents build up of deleterious materials, which can lead to premature and avoidable
maintenance problems.
Windows, doors and rainwater works should be cleaned annually.
When cleaning always use the gentlest means possible, such as soft bristle brush and lowpressure hose. Use mild cleaner if necessary, such as diluted TSP or Simple Green ©.
Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking
and wood elements and it will drive water in wall assemblies and lead to larger problems.
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1.0 Location
The twin, side-by-side, brick duplexes of 1002-1004 and 1006-1008 3rd Avenue are located in the Brow of
the Hill neighbourhood of the City of New Westminster. This is the area located between Queen’s Avenue
in the south, Stewardson Way in the west, 6th Avenue in the north and 8th Street in the east.

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

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

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

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

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

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

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

•
•

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

Address

1892

1008

1894
1895

Name(s)

Occupation (if listed)

Vacant

N/A

1002-8

Vacant houses

N/A

1008

Vacant house

N/A

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

1940

1945

1950

1955

1006

Raffle, Mrs. Annie E

Widow

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

Raffle, Mrs. Annie E

Widow

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

McNeil, Neil (Mabel)

Active Service

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

Carruthers, David T
(Sibbla M)

Mechanic, International Harvester

1008

Wilson, Thos G (Evelyn)

Sales Manager Mc & Mc

1006

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

Mechanic, International Harvester

Wilson, Thos G (Evelyn)

Sales Manager Mc & Mc

1008

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

Address

1956-1957

1006

1958

1970

1977

1979-1980

1985

1992

Name(s)

Occupation (if listed)

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

Mechanic, International Harvester

1008

Wilson, Thos G (Evelyn)

Sales Manager, Mc & Mc

1006

Newton, Carl A (Helen I)

Salesman, E J Ferguson

1008

Wilson, Thos G (Evelyn)

Sales Manager, Mc & Mc

1006

Bonchal, Mrs Caroline J

Saleswoman, Field’s

1008

Wilson, Evelyn M

Widow

1006

Simonson, Richard

Employee, CPR

1008

Hurst, Douglas & Kath

Not listed

1006

Smith, Ken & Carla

Clerk, Lucky Dollar Store

1008

Olson, Della

Not listed

1006

Not listed

N/A

1008

Douglas, Brent V.

Not listed

1006

Hesper, S.

Not listed

1008

Zirk, Kent

Not listed

Student, UBC
Student, UBC
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5.0 Archival Photographs

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

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

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

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

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

(Canada’s Historic Places 2010, p. 255)
Specifically, preservation and restoration of the windows, restoration of the front porches, and
rehabilitation of the unfinished attics by adapting them to living spaces.

Fig. 17: Sections BB & CC of proposed work on the duplexes at 1006-1008 3rd Ave. (Source: Billard Architecture)
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Fig. 18: Roof plan of proposed work on the duplexes at 1006-1008 3rd Avenue, 2017. (Source: Billard Architecture)

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

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

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

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

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

Figs. 24 and 25: A partial view of the interior wood frame structure, visible in the basement of 1006-1008 3rd
Avenue, 2018. (Sources: Zysblat)

21

Back to Agenda

Heritage Conservation Plan: 1006-1008 3rd Avenue, New Westminster, BC

9.4 Roofing and Waterworks
Overall, the roof of the house is in good condition and the gutters appear to be in good operation.
According to the current owner, the roofing was redone in the last five years (c. 2013) and the gutters in
the last two years (c. 2016). The roof tiles were originally likely tin shingles, which have since been covered
in standard asphalt shingles for decades.

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

Fig. 27: The back view of the roof of 1006-1008 3rd Avenue, 2018. (Source: Zysblat)

22

Back to Agenda

Heritage Conservation Plan: 1006-1008 3rd Avenue, New Westminster, BC

On inspection, it appears the flat roof of the front porch was not redone at the same time as the main
roof, and this is something needing attention. There is organic growth and build up on the roof that will
continue to worsen if not addressed.

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

Fig. 29: The view of the shared porch of 1006-1008 3rd Avenue, 2018. Note the roof condition. (Source: Zysblat)

23

Back to Agenda

Heritage Conservation Plan: 1006-1008 3rd Avenue, New Westminster, BC

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

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

9.6 Windows and Doors
The elements of the house that are in the poorest condition are the windows. It appears that all of the
windows (their frames, sashes and hardware) are the original ones from 1892 with some in better
condition than others. Over the years, some repair interventions have been carried out on them, however,
they have not all been rehung (some have but not all) or re-painted. All of the lintels and sills are brick
with a mortar coating over them. According to the owner, it has been about ten years (c. 2008) since
the last time any work was carried out on the windows. Many of them, in particular their sills, are
damaged, having been exposed to the elements and not repaired or painted for a long time. Overall,
the windows range
from fair to good, with certain windows requiring repair and maintenance. See repair schedule
on page 29.
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As for the doors, they do not appear to be the original ones from 1892, which, based
on the earliest archival photo and trends in Victorian door design, featured a single
light taking up the majority of the door plane, rather than the current smaller single
window. The current doors have been present for decades (at least since the 1970s, as visible in
the archival photographs), and are likely from the 1940s or 1950s as per their design, which was
common in the mid-20th century. Overall, the doors are in good condition and should be preserved (see
Fig. 29 on page 23).

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

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

Fig. 36: The back upper view of 1006 3rd Avenue, 2018. It appears this section has possibly been stuccoed unlike its
neighbouring unit (1008), which shows the bricks have simply been painted grey with the brick outline still visible.
(Source: Zysblat)
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Fig. 37: Front view of the trimwork of 1006-1008 3rd Avenue, 2018. (Source: Cummer)

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

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

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

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

10.2 Foundations and Masonry – Preservation
•

The foundations should be preserved, but monitored regularly for any signs of movement or
water ingress.

10.3 Wood Elements – Preservation and Restoration
•

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

10.4 Roofing and Waterworks – Restoration and Rehabilitation
•

The front porch roof should be replaced with torch-on on the flat portion and shingles
on the sides, as per 1906 archival photo.

10.5 Chimney – Restoration
•
•

A close examination of the surviving chimneys was not possible. They should be assessed further
by a professional mason, to determine which need repointing, repair and/or replacement.
If and when chimneys are replaced or rebuilt (as part of a Heritage Alteration Permit) tall brick chimneys with corbelled caps should be restored as per 1906 archival photo.

10.6 Windows and Doors – Preservation and Restoration
•

The windows of 1006-1008 3rd Avenue are the original 1892 windows and should be preserved.

•

The schedule of repairs is listed below.
windows 1, 2 and 3 (1006 3rd Avenue):
all three ground floor windows on the eastern side elevation - replace rotted bottom frame sections
(sub sills) by completely removing them and installing new sub sills.
scrape down windows sashes and frames, sand, prep, caulk and repaint in high-gloss finish. Scrape,
sand and reapply mortar finish on windows sills where missing.
Window 4 (1006 3rd Avenue):
second floor facade - scrape down window sashes and frame, sand, prep, caulk and repaint in highgloss finish. Scrape, sand and reapply mortar finish on windows sills where missing.
Back porch windows and door (1006-1008 3rd Avenue):
all windows and the exterior door on this enclosed porch - scrape down window sashes and frame,
sand, prep, caulk and repaint in high-gloss finish.
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Approved optional preservation treatment: Storm Windows
A measure to allow for better protection of the windows is to install exterior wood
storm windows on all of the windows. An appropriate storm window style should
be a wood frame of single pane, single light glass and of similar sash dimension
to the window sash itself, to minimise the visual impact on the building and to
allow the windows to continue to be visible on the exterior (see photo - right) and
link below:
https://www.vancouverheritagefoundation.org/wp-content/uploads/2016/11/
HERG-Storm-Window-criteria-Nov-23-2016.pdf

10.7 Cladding and Trimwork – Preservation
•
•

1006-1008 3rd Avenue predominately has its brickwork simply painted. If a section is indeed
stuccoed, it is too invasive and risky a process to the bricks to consider removing the stucco layer.
This cladding should therefore by preserved.
The fascia boards with their decorative moulding and returns should also be preserved. Any work
being done at the gable should not remove this unique feature.

10.8 Finishes – Preservation and Restoration
•

•

•

Paint: Based on the historical photographs available, in 1906, the 1970s and the 1980s, these
buildings were painted in a single colour, however the current owners have treated each house in
two different colours. Both approaches are legitimate.
The current colour scheme should be changed when repainting (within 3-5 years) to a historically
appropriate colour scheme inspired by the 1890s trend of dark exteriors, incorporating a
combination of historical colours from the Benjamin Moore Historical True Colours Palette (VHF
2012), following a three-colour exterior scheme: a dark or medium tone body colour (V17-V35), a
dark or medium tone trim colour (V17-V35) lintels, sashes, facia and porch elements; and a dark or
medium tone sash and door colour (V17-V35).
Follow Master’s Painters’ Institute, Repainting Manual procedures, including removing loose paint
down to next sound layer (not bare brick), clean surface with mild TSP solution with gentlest
means possible and rinse with clean water; do not use power-washing.

10.9 Landscaping
•
•
•

The foliage should be trimmed and moved at least a foot away from the house to avoid further
damage to both the foundations and the building’s finishes.
All climbing vines currently growing on the building should be removed.
To estimate the safe planting distance from the side of the structure, take half of a
plant's 'final width' and add a foot.
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11.0 Proposed Alterations and Future Changes
11.1 Proposed Alterations
The major proposed change to this house is the introduction of the skylights in the attic to allow for a
usable and livable space in the attic. This alteration does not affect the visible design of the building, as
viewed from the street level and is a fairly minor intervention on the structure overall. The proposed
change is considered a reasonable intervention given generally accepted conservation standards,
rehabilitation needs and restricted site conditions. The proposed change does not affect the Heritage
Values and Character Defining Elements of the building.
11.2 Future Changes
Changes to the building’s configuration, particularly any additions, should be carefully considered for
minimal effect on the Heritage Values as embodied in the Character Defining Elements (CDEs) listed in the
building’s Statement of Significance (section 3.0 above).
12.0 Maintenance Plan
Following completion of the outlined conservation work, the owner must maintain the building and land
in good repair and in accordance with generally accepted maintenance standards. All work should follow
the Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition). The Local
Government determines the acceptable level or condition to which the heritage building is maintained
through the Heritage Maintenance Bylaw (CCNW 2018). As with the Heritage Conservation Plan, the
maintenance standards apply only to the exterior of the building.
As general upkeep is frequently overlooked and will lead to the deterioration of heritage resources,
maintenance standards warrant special attention to help to extend the physical life of a heritage asset.
Any building should be kept in a reasonable condition so that it continues to function properly without
incurring major expenses to repair deterioration due to neglect. The most frequent source of
deterioration problems is from poorly maintained roofs, rainwater works and destructive pests.
It is important to establish a maintenance plan using the information below:
12.1 Maintenance Checklist
a. Site
•

Ensure site runoff drainage is directed away from the building.

•

Maintain a minimum 1-ft clearance between vegetation and building face and a 12-inch-wide
gravel strip against the foundation in planted areas.
Do not permit vegetation (such as vines) to attach to the building.

•
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b. Foundation
•
•
•
•

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

c. Masonry
•
•

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

d. Wood Elements
•
•
•

•

•

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

e. Windows and Doors
•
•
•
•

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

Roofing and Rainwater Works

•

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

•
•
•
•
•

g. General Cleaning
•
•
•
•
•

The building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from the ground.
Cleaning prevents build up of deleterious materials, which can lead to premature and avoidable
maintenance problems.
Windows, doors and rainwater works should be cleaned annually.
When cleaning always use the gentlest means possible, such as soft bristle brush and lowpressure hose. Use mild cleaner if necessary, such as diluted TSP or Simple Green ©.
Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking
and wood elements and it will drive water in wall assemblies and lead to larger problems.
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APPENDIX 3
CONFIRMATION OF COMMITMENT BY REGISTERED PROFESSIONAL

Date: _________________

City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 1002-1004 and 1006-1008 Third Ave
The undersigned hereby undertakes to be responsible for field reviews of the construction
carried out at the captioned address for compliance with the requirements of Appendix 2 of the
Heritage Revitalization Agreement applicable to the properties, which the undersigned
acknowledges having received and reviewed, and undertakes to notify the City of New
Westminster in writing as soon as possible if the undersigned’s contract for field review is
terminated at any time during construction. This letter is not being provided in connection with
Part 2 of the British Columbia Building Code, but in connection only with the requirements of
the Heritage Revitalization Agreement.

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

Signature and Seal

Back to Agenda

APPENDIX 4
CERTIFICATION OF REGISTERED PROFESSIONAL

Date: _______________

City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 1002-1004 and 1006-1008 Third Ave
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

Back to Agenda

APPENDIX 5
APPROVED PLANS

ack to Agenda

ARCHITECTS,

ARCHITECTS

PROJECT CONTACTS:

OWNER:

DO NOT SCALE THE DRAWINGS.

ARCHITECT :
Billard Architecture Inc.

SURVEYOR :
Coastline Land Surveying Ltd.

Contact:
#701 - 625 5th Avenue
New Westminster
BC V3M 1X4

Contact:
#18 - 1506 Eagle Mountain Drive
Coquitlam
BC V3E 3J4

Tel:
E:

Tel:
e:

604.619.0529
robert@billardarchitecture.ca

STRUCTURAL:

CONTRACTOR:

604.726.4598
office@coastlinesurveying.ca

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

W1

W2

3RD AVE DUPLEX
1002 / 1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A100
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A101
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

A

B

C

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

REVISIONS

2

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

A102
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

A

B

C

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

REVISIONS

2

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

A103
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

A

B

C

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

REVISIONS

2

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

A104
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

A

B

C

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

REVISIONS

2

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

A105
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

A

B

C

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

REVISIONS

2

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

A106
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

A

B

C

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

REVISIONS

2

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

A107
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

A

B

C

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

REVISIONS

2

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

A108
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

A

B

C
A
A111

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A109
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

C

B

A

A
A111

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A110
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

5

3

4
B

C

A112

A113

2

1

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A111
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

2

3

4
C

B

A113

A112

5

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A112
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

4

3

2

1

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A113
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

A

B

C

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A114
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

A

B

C

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1002/1004 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A115
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

PROJECT CONTACTS:

OWNER:

DO NOT SCALE THE DRAWINGS.

ARCHITECT :
Billard Architecture Inc.

SURVEYOR :
Coastline Land Surveying Ltd.

Contact:
#701 - 625 5th Avenue
New Westminster
BC V3M 1X4

Contact:
#18 - 1506 Eagle Mountain Drive
Coquitlam
BC V3E 3J4

Tel:
E:

Tel:
e:

604.619.0529
robert@billardarchitecture.ca

STRUCTURAL:

CONTRACTOR:

604.726.4598
office@coastlinesurveying.ca

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX

W1

1006 / 1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

W2

A100
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A101
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

A

B

C

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

2

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca

3

SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

5

A102
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

A

B

C

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

2

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca

3

SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

5

A103
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

A

B

C

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

2

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca

3

SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

5

A104
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

A

B

C

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

2

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca

3

SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

5

A105
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

A

B

C

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

2

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca

3

SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

5

A106
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

A

B

C

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

2

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca

3

SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

5

A107
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

A

B

C

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

NO

DATE

2

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca

3

SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

4

5

A108
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

A

B

C

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A109
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

C

B

A

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A110
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

5

4

3

2

1

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A111
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

1

2

3

4

5

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A112
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

5

4

3

2

1

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A113
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

A

B

C

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A114
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

ack to Agenda

ARCHITECTS,

ARCHITECTS

DO NOT SCALE THE DRAWINGS.

A

B

C

NO

DATE

REVISIONS

Billard Architecture
625 5th Avenue #701
New Westminster, B.C. V3M 1X4
(604) 619-0529
robert@billardarchitecture.ca
SEAL

3RD AVE DUPLEX
1006/1008 3RD AVE
NEW WESTMINSTER, B.C.
V3M 1P5

A115
SCALE:
DRAWN BY:
CHECKED BY:

PROJECT NO:

17.1008

Back to Agenda

APPENDIX 6
RELAXATIONS TO ZONING BYLAW NO. 6680, 2001

Single Detached Dwelling
District (RS-1)
Requirement/Allowance

Relaxations Proposed for
1002-1004 Third Ave

Total Floor Space

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

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

Floor Space Ratio

0.50

1.51

Principal Units

1

2

Site Coverage

35%

43.5%

Building Height

7.6 m. (25 ft.)

9.0 m. (30 ft.)

Front Setback

4.0 m. (13 ft.)

2.6 m. (9ft.)

Front Porch Setback

2.81 m. (9 ft.)

1.07 m. (3.5 ft.)

Side Setback (East)

1.52 m. (5 ft.)

0.96 m. (3 ft.)

Parking

2 spaces

1 space (2 in tandem)

Single Detached Dwelling
District (RS-1)
Requirement/Allowance

Relaxations Proposed for
1006-1008 Third Ave

Total Floor Space

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

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

Floor Space Ratio

0.50

0.92

Principal Units

1

1

Site Coverage

35%

13.3%

Building Height

7.62 m. (25 ft.)

1.1 m. (4 ft.)

Front Setback

4.02 m. (13 ft.)

1.4 m. (4.5 ft.)

Front Porch Setback

2.80 m. (9 ft.)

1.8 m. (6 ft.)

Rear Setback

4.02 m. (13 ft.)

0.5 m. (2 ft.)

Rear Deck Setback

2.80 m. (9 ft.)

0.44 m. (1.5 ft.)
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Appendix E
Heritage Designation Bylaws
No. 8118, 2019 and 8119, 2019
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 8118, 2019
A bylaw of the Corporation of the City of New Westminster to designate
1002 and 1004 Third Avenue as protected heritage property.
________________________________________________________________________________
WHEREAS the Local Government Act, RSBC 2015, c.1 provides Council with authority, by bylaw, to
designate real property, in whole or in part, as protected heritage property, on terms and
conditions it considers appropriate;
AND WHEREAS the registered owner of the property located at 1002 and 1004 Third Avenue has
entered into a heritage revitalization agreement in relation to the principal building currently
located on the land as authorized by Heritage Revitalization Agreement (1002-1004 and 10061008 Third Avenue) Bylaw No. 8117, 2019 (the “Heritage Revitalization Agreement”), has
requested that Council designate that building as protected heritage property, and has released
the City from any obligation to compensate the registered owner for the effect of such
designation;
AND WHEREAS Council considers that the principal building at 1002 and 1004 Third Avenue (the
“Building”) has significant heritage value and character and is a prominent and valued heritage
property in the City;
AND WHEREAS Council considers the designation of the property at 1002 and 1004 Third 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 (1002 and 1004
Third Avenue) No. 8118, 2019."

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 parcel of land having a civic address of 1002 and 1004 Third Avenue, New
Westminster, British Columbia, legally described as PID: 013-368-800, NORTH WESTERLY
HALF LOT 1 EXCEPT: PART HAVING A FRONTAGE OF 3 FEET 8 INCHES OF THIRD AVENUE BY
A DEPTH OF 66 FEET AND ADJOINING LOT 2, OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620,
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shown outlined on the site plan attached hereto as Schedule “A” and labelled “Heritage
House Duplex”, is hereby designated in its entirety as protected heritage property under
section 611 of the Local Government Act of British Columbia.
4

PROHIBITION
4.

5

6.

alter the exterior of the Building;

(b)

make a structural change to the Building including, without limitation, demolition of
the Building or any structural change resulting in demolition of 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 nonstructural elements, components or finishing materials of the Building with elements,
components or finishing materials that are equivalent to those being replaced in terms of
heritage character, material composition, colour, dimensions and quality.

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 Property Maintenance Standards Bylaw No. 7971, 2018, as amended
or replaced from time to time.

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 on the form
prescribed, and the applicant shall pay the fee imposed by the City for such permit, if any.
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9.

8

3

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.

GIVEN FIRST READING this ___________ day of __________________ 2019.
GIVEN SECOND READING this _________ day of __________________2019.
PUBLIC HEARING held this ___________ day of ___________________2019.
GIVEN THIRD READING this ___________day of ___________________2019.
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
_________ day of __________________ 2019.

_________________________________
MAYOR JONATHAN X. COTE

_________________________________
JACQUE KILLAWEE, CITY CLERK
Doc # 1399683
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 8119, 2019
A bylaw of the Corporation of the City of New Westminster to designate
1006 and 1008 Third Avenue as protected heritage property.
________________________________________________________________________________
WHEREAS the Local Government Act, RSBC 2015, c.1 provides Council with authority, by bylaw, to
designate real property, in whole or in part, as protected heritage property, on terms and
conditions it considers appropriate;
AND WHEREAS the registered owner of the property located at 1006 and 1008 Third Avenue has
entered into a heritage revitalization agreement in relation to the principal building currently
located on the land as authorized by Heritage Revitalization Agreement (1002-1004 and 10061008 Third Avenue) Bylaw No. 8117, 2019 (the “Heritage Revitalization Agreement”), has
requested that Council designate that building as protected heritage property, and has released
the City from any obligation to compensate the registered owner for the effect of such
designation;
AND WHEREAS Council considers that the principal building at 1006 and 1008 Third Avenue (the
“Building”) has significant heritage value and heritage character and is a prominent and valued
heritage property in the City;
AND WHEREAS Council considers the designation of the property at 1006 and 1008 Third 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 (1006 and 1008
Third Avenue) No. 8119, 2019."

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 parcels of land having a civic address of 1006 and 1008 Third Avenue, New
Westminster, British Columbia, legally described as:
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(a) PID: 002-177-129, PARCEL “A” (REFERENCE PLAN 5073) OF LOT 2 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620, and
(b) PID: 002-270-072, PART OF THE NORTH WESTERLY HALF LOT 1 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 3 FEET 8 INCHES ON 3RD AVENUE BY A
DEPTH OF 66 FEET AND ADJOINING LOT 2, and
(c) PID: 002-177-111, NORTH WESTERLY HALF LOT 2 EXCEPT: PARCEL “A” (REFERENCE
PLAN 5073), OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 54.76
FEET ON 3RD AVENUE BY A UNIFORM DEPTH OF 66 FEET,
shown outlined on the site plan attached hereto as Schedule “A” and labelled “Heritage
House Duplex”, are hereby designated in their entirety as protected heritage property
under section 611 of the Local Government Act of British Columbia.
4

PROHIBITION
4.

5

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:
(a)

alter the exterior of the Building;

(b)

make a structural change to the Building including, without limitation, demolition of
the Building or any structural change resulting in demolition of the Building;

(c)

move the Building; or

(d)

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

EXEMPTIONS
5.

6.

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 nonstructural elements, components or finishing materials of the Building with elements,
components or finishing materials that are equivalent to those being replaced in terms of
heritage character, material composition, colour, dimensions and quality.
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MAINTENANCE
7.

7

8

3

The Building shall be maintained in good repair in accordance with the City of New
Westminster Heritage Property Maintenance Standards Bylaw No. 7971, 2018, as amended
or replaced from time to time, and, in the event that Bylaw No. 7971 is repealed and not
replaced, the registered owner shall continue to maintain the Building to the standards
that applied under Bylaw No. 7971 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 on the form
prescribed, and the applicant shall pay the fee imposed by the City for such permit, if any.

9.

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

GIVEN FIRST READING this ___________ day of __________________ 2019.
GIVEN SECOND READING this _________ day of __________________2019.
PUBLIC HEARING held this ___________ day of ___________________2019.
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GIVEN THIRD READING this ___________day of ___________________2019.
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
_________ day of __________________ 2019.
_________________________________
MAYOR JONATHAN X. COTE

_________________________________
JACQUE KILLAWEE, CITY CLERK
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NEW WESTMINSTER
Engineermg Services

Memorandum
To: Amber Knowles, Heritage Planner
From: Roger Chang, Engineering Technologist

Date; January 17, 2019
File: PRJ-008897

Subject: WORKS AND SERVICES REQUIREMENTS FOR 1002-1004 &1006-1008 THIRD AVENUE
- HER00700.

We are responding to application as referenced above dated December 4, 2018 for the proposed Heritage
Revitalization Agreement to allow conversion of unoccupied attic spaces into loft bedrooms with adjacent
washrooms in exchange for retention and restoration of the existing heritage buildings built in 1891.
Please be advised that staff have completed review of this application and identified the following details
that will need to be addressed as part of this application:
i. All existing trees are to be protected in accordance with the City's Tree Protection and Regulations
Bylaw No. 7799, 2016 and any trees identified for removal will need to have a permit approved and
in place prior to removal.
ii. The developer shall, at the time of Building Permit Application, submit a completed Erosion and
Sediment Control Form and ensure that the implementation of the erosion and sediment control best
practices meet the requirements outlined in the Erosion and Sediment Control Bylaw 7754, 2016.
Provided you are successful in obtaining approval for the Heritage Revitalization Agreements,
Engineering Department requirements include but are not necessarily limited to the following:
1.

Recommend stratifying the 1004 Third Avenue property. The address of 1002 Third Avenue shall no
longer be used, and the duplex property shall provide unit values amongst the two suites.

2. Consolidate the orphan lot between 1004 and 1006 Third Avenue with the 1006 Third Avenue
property.
3.

Provide an easement agreement to allow the property of 1004 and 1006 Third Avenue to share the
driveway letdown and aisle between the two properties. The City is to be named, so that the easement
cannot be discharged without the City's consent.

An upgrade to the driveway letdowns, sidewalks, curbs and gutters to current City's standards is not
required. However, the applicant should be aware that the upgrades may be desirable as part of the project
particularly to widen access onto the property, provide additional safety to the public, and reduce storm
water run-off from the road onto the property. The City recommends that the applicant to consider
installing the upgrades. Please contact the undersigned for further information and costs.
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Amber Knowles
1002-1004 & 1006-1008 Third Aveune
Page 2 of 2

If you have any questions, please contact me at 604-547-4633 or rchang@newwestcity.ca.
Regards,

Roger Chang
Engineering Technologist
cc

J. Lowrie, Director of Engineering Services
E. Wat, Manager, Infrastructure Planning
C. Dobrescu, Utilities and Special Projects Engineer
G. Otieno, Infrastructure Engineer

F. Jin, Transportation Technologist
E. Mashig, Manager, Park Horticulture & Open Space Planning
A. Hannula, Manager, Electrical Engineering Design & Planning
M. Racanello, Plan Reviewer
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1002-1004, 1006-1008 Third Avenue, New Westminster, BC
Heritage Revitalization Agreement

Public Consultation Summary
Open House

5PM – 7PM, Century House (620 Eighth Street) – Spruce Room

RA Presentation

7PM – 8PM, Century House (620 Eighth Street) – Spruce Room

A public consultation was made to the Brow of the Hill Resident’s Association at Century House (620
Eighth Street). In attendance were members of the Resident’s Association, Amber Knowles from the City
of New Westminster, Robert Billard from Billard Architecture Inc., and Marco Cheung from Billard
Architecture Inc.
Prior to the presentation, an open house was hosted from 5 PM – 7 PM where the public could preview
the rehabilitation and renovation plan for the duplexes.
The Resident’s Association made positive comments that renovating the duplex attics will enhance the
livability of the units and were happy that no tenants would be evicted from the renovation process.
1 comment form was submitted, with the comment that the front door could be repainted. Should
repainting occur, repainting will confirm to requirements laid out by the Heritage Consultant as per the
Heritage Conservation Plan.

Billard Architecture Inc.
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COMMUNITY HERITAGE COMMISSION
Wednesday, April 10, 2019, 6:00 p.m.
Committee Room #2, City Hall

MINUTES – Extract
3.2

1002-1004 & 1006-1008 Third Avenue – Heritage Revitalization Agreement
Britney Quail, Heritage Planner, summarized the staff report dated April 10, 2019
regarding a Heritage Revitalization Agreement (HRA) to allow the conversion of
four unoccupied attic spaces into loft bedrooms at the duplexes located at 10021004 and 1006-1008 Third Avenue, both built in 1892. Ms. Quail noted the high
heritage significance of the duplexes and that the proposed changes to the building
are only to the interior.
In response to a question from the Commission, Ms. Quail noted that the Floor
Space Ratio (FSR) of the building would increase from 1.27 to 1.51, requiring a
relaxation of 1.01.
Elana Zysblat, Ance Building Services and Robert Billard, Billard Architecture
provided a PowerPoint presentation covering the following information:
• Heritage value and uniqueness of the duplexes;
• Details of the proposed interventions, including:
o Preservation of the duplex and its rental use;
o Restorations to the windows and porches;
o Rehabilitation of the unfinished attic spaces; and,
• Desired project outcomes, including heritage designation of the buildings.
In response to questions from the Panel, Ms. Zysblat and Mr. Billard provided the
following information:
• The nature of the occupancy of the buildings is for single family dwelling,
and the proposed renovation would provide additional space for a larger
family;
• The buildings would remain under the same ownership as currently;
• No changes are proposed to the framing of the building;
• The proposed changes to the attic space would provide occupied space,
which would help maintain the building’s ventilation; and,
• No exterior changes are proposed, other than those identified in the report.
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MOVED and SECONDED
THAT the Community Heritage Commission recommends that City Council
support the Heritage Revitalization Agreement application for 1002-1004 and
1006-1008 Third Avenue.
CARRIED.
All members of the Commission present voted in favour of the motion.
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ADVISORY PLANNING COMMISSION
Tuesday, April 16, 2019 at 6:30 p.m.
Council Chambers

MINUTES - Extract
4.1

1002 – 1004 and 1006 – 1008 Third Avenue

HER00700

Britney Quail, Heritage Planner, and Janet Zazubek, Planning Analyst,
summarized the staff report dated April 16, 2019, regarding a Heritage
Revitalization Agreement (HRA) to allow the conversion of four unoccupied attic
spaces into loft bedrooms at the duplexes located at 1002-1004 and 1006-1008
Third Avenue. In exchange, the owner would undertake small-scale restoration
and legally protect both duplexes.
In response to questions from the Commission, Ms. Zazubek provided the
following information:
• The City’s Building Department reviewed the application as per the
standard process, particularly in regards to the Building Code for the stairs
and windows;
• The proposed attic spaces meet egress requirements through the use of
alternate compliance methods; and,
• Attic spaces are not usually counted in FSR calculations as they are usually
less than four feet in height or non-accessible. This project would be
rendering the space accessible through the addition of a staircase.
Robert Billard, Billard Architecture, provided the Commission with a PowerPoint
presentation covering the following information:
• Details of the design of the attic additions; and,
• Details of the proposed skylights, which would be operable and sufficient
for egress.
In response to questions from the Commission, Mr. Billard provided the following
information:
• The required fire separation between the duplex units would be included as
per the BC Building Code;
• The proposed staircase has been reviewed by the City’s Building
Department, and would likely be acceptable by BC Building Code; and,
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• No sprinklers would be required in the proposed attic spaces.
The Chair called three times for any speakers from the public and none came
forward.
The Commission made the following comments in regards to the proposed
development:
• Appreciation was shown for retaining the heritage duplexes, particularly in
the Brow of the Hill neighbourhood; and,
• The application and use of the proposed renovation is straightforward and
will provide protection to the buildings.
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that Council approve the
proposed conversion, restoration and HRA at 1002 – 1004 and 1006 – 1008 Third
Avenue, as described in the staff report dated April 16, 2019.
CARRIED.
All members of the Commission present voted in favour of the motion.
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/6/2019

From:

Emilie K Adin, MCIP
Director of Development Services

File:

HER00659

Item #:

30/2019

Subject:

632 Second Street: Heritage Revitalization Agreement and Heritage
Designation - Bylaws for Two Readings

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council consider
Heritage Revitalization Agreement (632 Second Street) Bylaw No. 8120, 2019 and
Heritage Designation (632 Second Street) Bylaw No. 8121, 2019 for First and Second
Readings, and forward the Bylaws to a Public Hearing on June 24, 2019.

EXECUTIVE SUMMARY
A Heritage Revitalization Agreement application has been received, which would allow
subdivision of the property located at 632 Second Street into two parcels, the construction of
a new infill house on the newly created lot, and relaxation of certain zoning provisions, such
as lot area, density, front yard setback for the heritage house, and setback of the secondary
suite entry from the facade of the infill house. In exchange, the applicant proposes to restore
the 1937 Pugh Residence, which would be protected through a Heritage Designation Bylaw.
The applicant has undertaken public consultation for the project in March 2019. The
proposal has been reviewed by the Community Heritage Commission and by the Advisory
Planning Commission in April 2019, and was supported by both committees.
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May 6, 2019
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1. PURPOSE
The purpose of this report is to request that the Land Use and Planning Committee
recommend that Council consider the Heritage Revitalization Agreement and Heritage
Designation Bylaws for First and Second Readings, and forward the Bylaws to a Public
Hearing on June 24, 2019.
2. POLICY AND REGULATIONS
2.1 Official Community Plan
The subject property is designated (RD) Residential – Detached and Semi-Detached
Housing, which is described, in part, as follows:
Purpose: To allow low density ground oriented residential uses includ ing gentle infill
which increases housing choice and retains existing neighbourhood character.
Principal Forms and Uses: Single detached dwellings and duplexes. Single detached
dwellings may also include a secondary suite and/or a detached accessory dwel ling
unit (e.g. laneway house, carriage house).
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a
property may be eligible for incentives such as a smaller minimum lot size, an
increase in density, or reduced parking requirements, which would make it viable to
conserve assets with heritage merit. A Heritage Revitalization Agreement may also be
used to permit the housing forms listed in Residential – Ground Oriented Infill
Housing designation or to formalize an existing, larg er scale land use such as a low
rise or a place of worship.
The proposal is consistent with the intent of the land use designation.
2.2 Zoning Bylaw
The subject property is currently zoned Single Detached Residential (RS-1). The intent of
this district is to allow single detached dwellings, secondary suites, and laneway or carriage
houses in residential neighbourhoods. The proposal would require relaxations to certain RS-1
zoning provisions, and as such, a Heritage Revitalization Agreement is required to facilitate
the proposal.
2.3 Zoning Heritage Revitalization Agreements
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City and
a property owner for the purposes of heritage conservation. In exchange for long-term legal
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protection and exterior restoration, certain zoning relaxations, such as an increase in density
or smaller lot size, may be considered. An HRA does not change the zoning of the property,
but rather, it adds a new layer that identifies the elements of the zone that are being relaxed
or supplemented. An HRA is not precedent-setting as each one is unique to a specific site.
A copy of the proposed HRA Bylaw is attached as Appendix A.
2.4 Heritage Revitalization Agreements Policy
The City has a Heritage Policy for the Use of Heritage Revitalization Agreements that has
the following objectives:
 Ensure that the HRA policy is integrated with other important City policies.
 Ensure that HRAs are used appropriately, and that they balance both public and
private benefits.
 Establish a follow-up procedure to ensure that heritage conservation work is
completed as promised.
2.5 Standards and Guidelines for the Conservation of Historic Places in Canada
Council endorsed the Standards and Guidelines for the Conservation of Historic Place s in
Canada in 2008 as a basis for assessing heritage projects within the city. These are national
guidelines for best practice in heritage conservation and design. HRA proposals are
evaluated against these guidelines.
2.6 Heritage Designation Bylaw
A heritage property which is the subject of an HRA is also protected by a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term legal protection on the land title of a property. Any changes to a protected
heritage property must first receive approval from City Council (or its delegate) through a
Heritage Alteration Permit (HAP). Future development is no longer entitled, but could be
permitted by Council with a HAP.
A copy of the Heritage Designation Bylaw is attached as Appendix B.
3. BACKGROUND
3.1 Site Characteristics and Context
The subject site is located in the Glenbrooke North neighbourhood at the south-west
intersection of Second Street and Seventh Avenue. It is situated one block north from
Herbert Spencer Elementary School, and is surrounded by other RS-1 zoned properties with
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single detached dwellings, including a relatively new dwelling to the south. The site has an
approximate total area of 736 sq. m. (7,920 sq. ft.), and contains an existing 1937 single
detached dwelling with frontage on Second Street and a driveway off of Seventh Avenue.
Both Second Street and Seventh Avenue are designated as local roads and are part of the
greenway network in the Official Community Plan.
A site context map is included in this report as Appendix C, and Table 1 highlights the
existing site and heritage house statistics:
Table 1: Existing Site and Heritage House Statistics
Total Site Area
Lot Frontage
Lot Depth
Total Floor Area
Floor Space Ratio
Site Coverage

Existing Statistics
735.68 sq. m. (7,919 sq. ft.)
20.11 m. (65.99 ft.)
36.58 m. (120 ft.)
228.14 sq. m. (2,456 sq. ft.)
0.31
13%

Heritage Value of the Pugh Residence
The Pugh Residence was constructed in 1937. The house has heritage value due to its
association with the residential development of the Glenbrooke North neighbourhood. The
house is typical of modest housing built for working families in an Eastern Cottage style, and
has moderate heritage value due to its historic, aesthetic, and social heritage merit. It also has
moderate building integrity.
4. PROPOSAL
4.1 Project Description
The HRA application proposes to subdivide the subject property into two parcels and
develop a new infill house on the newly created lot. In exchange, the applicant propose s to
restore the 1937 Pugh Residence on the retained lot, and agrees to long-term legal protection
of the dwelling through a Heritage Designation Bylaw. The applicant’s proposed site layout
and architectural drawings are included as Appendix D.
The lot areas following the proposed subdivision would be approximately 367.84 sq. m.
(3,959 sq. ft.) each. The Floor Space Ratio (FSR) of the heritage house would increase from
0.31 to 0.62 as a result of the subdivision. While the siting of the heritage house is proposed
to be unchanged, a relaxation to the front yard setback would be required. A one-bedroom
secondary suite would also be added in the basement of the heritage house.
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In terms of the proposed new lot and infill house, relaxations would be required fo r the lot
area, FSR, and setback of the secondary suite entry from the front building facade. The new
dwelling is currently proposed to have an FSR of 0.66 and contain three bedrooms and a den.
An accessible two bedroom secondary suite is proposed in the basement. The dwelling
appears to be visually compatible with the heritage house and the surrounding
neighbourhood context. As part of an HRA, the infill dwelling should be consistent with the
Standards and Guidelines for the Conservation of Historic Places in Canada.
4.2 Project Statistics and Proposed Relaxations
A summary of the proposed project statistics, including relaxations being sought through the
HRA, are outlined in Tables 2 and 3:
Table 2: Project Statistics for Heritage House (632 Second Street)
Permitted/Required
Proposed
Under RS-1
Lot Area
557.40 sq. m.
367.84 sq. m.
(6,000 sq. ft.)
(3,959 sq. ft.)
Lot Frontage
-18.29 m. (60 ft.)
Lot Depth
-20.11 m. (65.99 ft.)
Total Floor Area
183.92 sq. m.
229.04 sq. m.
(1,980 sq. ft.)
(2,465.35 sq. ft.)
Floor Space Ratio
0.5
0.62
Site Coverage
35%
26.5%
Front Yard Setback 4.02 m. (13.20 ft.)
3.85 m. (12.65 ft.)
(Seventh Avenue)
Rear Yard Setback
4.02 m. (13.20 ft.)
5.79 m. (18.98 ft.)
Side (West) Yard
1.52 m. (5 ft.)
3.06 m. (10.03 ft.)
Setback
Side (East) Yard
1.52 m. (5 ft.)
6.08 m. (19.95 ft.)
Setback
Height (Roof Peak) 10.67 m. (35 ft.)
7.75 m. (25.44 ft.)
Height (Roof
7.62 m. (25 ft.)
5.90 m. (19.35 ft.)
Midpoint)
Off-Street Parking
2 spaces
2 spaces
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Table 3: Project Statistics for Infill House (Proposed 202 Seventh Avenue)
Permitted/Required
Proposed
Relaxation
Under RS-1
Lot Area
557.40 sq. m.
367.84 sq. m.
189.56 sq. m.
(6,000 sq. ft.)
(3,959 sq. ft.)
(2,041 sq. ft.)
Lot Frontage
-18.29 m. (60 ft.)
-Lot Depth
-20.11 m. (65.99 ft.) -Total Floor Area
183.92 sq. m.
242.72 sq. m.
58.77 sq. m.
(1,980 sq. ft.)
(2,612.60 sq. ft.)
(632.60 sq. ft.)
Floor Space Ratio
0.5
0.66
0.16
Site Coverage
35%
25.5%
-Front Yard Setback 4.02 m. (13.20 ft.)
5.85 m. (19.20 ft.)
-(Seventh Avenue)
Rear Yard Setback
4.02 m. (13.20 ft.)
4.96 m. (16.27 ft.)
-Side (West) Yard
1.52 m. (5 ft.)
1.52 m. (5 ft.)
-Setback
Side (East) Yard
1.52 m. (5 ft.)
6.86 m. (22.50 ft.)
-Setback
Height (Roof Peak) 10.67 m. (35 ft.)
8.53 m. (28 ft.)
-Height (Roof
7.62 m. (25 ft.)
7.62 m. (25 ft.)
-Midpoint)
Off-Street Parking
2 spaces
2 spaces
-Secondary Suite
1.52 m. (5 ft.)
0 m. (0 ft.)
1.52 m. (5 ft.)
Entry Setback from
Front Facade
5. DISCUSSION
5.1 Overall Evaluation
When Council considers entering into an HRA with a property owner, one of the objectives
is to balance the benefits to the property owner with the benefits to the public. In this
proposal, the heritage benefit to the community is protection of the Pugh Residence with a
Heritage Designation Bylaw as well as rehabilitation and restoration of the building’s
character defining elements. The proposed zoning relaxations are considered to provide
reasonable private benefits relative to the property’s heritage value and the scope of
restoration work proposed. More detail is provided in the subsections below.
5.2 Heritage Conservation Work Proposed
The Heritage Conservation Plan proposes a minimal intervention approach for any
conservation work, and any new exterior should respect the historic fabric and character of
the building.
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As part of the HRA, work proposed for the heritage house includes, but is not limited to, the
following:
 Removal of the aluminum siding and metal window shutters
 Repair of the original stucco if still present – otherwise, replacement with stucco in a
pattern and material appropriate to the era of the house
 Restoration of the existing leaded glass windows and wood frame windows
 Replacement of aluminum windows with new wood frame windows
 Retention and repair of the brick chimney
 Repair of the front entry concrete steps – condition assessment to be conducted by
project engineer
 Repair of the railings at the front porch
 Restoration of the wooden front door
 Replacement of garage door with carriage style door in the same existing profile
 Installation of a new shingle roof
 Replacement of drain tiles and repair or replacement of gutter and eave system
 Repair of cracks in the foundation
 New paint colour scheme historically appropriate to the era of construction of the
house
5.3 Proposed Relaxations
The minimum lot size required by the site’s RS-1 zoning is 557.42 sq. m. (6,000 sq. ft.).
The proposed subdivision would create two equally sized lots of 367.84 sq. m.
(3,959 sq. ft.), which would require a relaxation to the Zoning Bylaw of 189.56 sq. m. (2,041
sq. ft.) for both lots. These proposed lot sizes are smaller than those permitted under t he
Single Detached Residential (Small Lots) (RS-5) zone (minimum lot area of 371.60 sq. m. /
4,000 sq. ft.). However, the proposed lot size would be consistent with smaller lots which
have been approved in other similar HRA projects. The reduction in lot size would provide a
significant private benefit.
A total FSR of 0.5 is permitted on the site under the current RS-1 zoning. The density of the
heritage house would increase to 0.62 FSR. The infill house is proposed at 0.66 FSR.
Relaxations are 0.12 FSR and 0.16 FSR, respectively. The proposed densities appear to be
reasonable and commensurate to the scope of heritage work proposed, and when compared
to other HRAs (Table 4).
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Table 4: Comparable HRA Density Relaxations
HRA Address
Year Approved
FSR Lot A
218 Queens Avenue
-0.55
Application in
progress
224 Sixth Avenue
2018
0.50
223 Queens Avenue
2016
0.60
720 Second Street
2017
0.65
420 St. George Street 2015
0.69
632 Second Street
-0.62
This proposal

8
FSR Lot B
0.39
0.64
0.66
0.65
0.62
0.66

The setback between the infill house and the property to the west, which was raised as an
issue during public consultation, is consistent with what is required in the Zoning Bylaw, and
would not be relaxed.
5.4 Access and Off-Street Parking
Since both Second Street and Seventh Avenue are designated as part of the greenway
network in the Official Community Plan, a single shared driveway letdown providing access
to parking for each of the lots while minimizing the number of vehicular access points, as
required by Engineering Services, is proposed off of Seventh Avenue. The joint letdown and
driveways would be secured through a reciprocal shared access easement to which the City
would be party.
Since secondary suites are proposed for both the heritage and infill houses, a total of four
off-street parking spaces are required under the Zoning Bylaw. One parking pad and one
parking space in the attached garage are proposed for the heritage house. Two parking pads
are proposed for the infill house, of which one is designated as accessible to accommodate
the accessible secondary suite. No relaxations to the number of parking spaces are currently
being proposed.
Each of the parking spaces is also proposed to include an energized Level 2 outlet for electric
vehicle charging.
5.5 Trees and Landscaping
The applicant has submitted an arborist report, which is being reviewed by staff as part of the
Tree Permit application. The project includes the proposed removal of three on-site trees and
the protection of six off-site trees. Five replacement trees are currently proposed.
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5.6 Site Servicing and Off-Site Improvements
The proposal has been reviewed by the City’s Engineering Services Department regarding
required site servicing and off-site improvements. The attached Engineering Services Memo
(Appendix E) outlines the improvements that would be required to facilitate the proposed
project. Such improvements would need to be provided in accordance with City standards, as
determined by the Director of Engineering.
6. CONSULTATION
6.1 Public Consultation
As part of the public consultation process, the applicant has undertaken the following:
 Public Open House at the Century House from 5:00 pm to 7:00 pm on March 28,
2019
 Presentation to the Glenbrooke North Residents Association on March 28, 2019
Some of the main concerns raised, which have largely been described by the applicant, as
discussed in Section 5 of this report, include the amount of parking and impact of additional
traffic, the shared driveway letdown for the lots, the additional density, the value and
proposed colour of the heritage house, and the separation distance between the infill house
and the house on the adjacent property to the west.
Residents who were generally supportive of the project were in favour of the retentio n and
restoration of the heritage house, and preferred two smaller houses on two lots rather than a
larger single detached dwelling.
A summary of the two events listed above, including the feedback received, are provided in
the applicant’s Public Consultation Summary Report (Appendix F).
6.2 Community Heritage Commission
The Community Heritage Commission (CHC) considered the proposed project on April 10,
2019 and passed the following resolution:
MOVED and SECONDED
That the Community Heritage Commission recommend that Council support the
Heritage Revitalization Agreement for 632 Second Street;
CARRIED.
A copy of the draft extract minutes from this meeting is attached as Appendix G.
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In response to feedback from the CHC regarding the Heritage Conservation Plan (HCP), the
applicant has since provided the following additional information as an addendum to the
HCP:
 Historic exterior paint scheme
 Assessment of the heritage building’s original stucco by Heritage Renovations
 Assessment of the base of the heritage house’s brick chimney by Heritage
Renovations
 Window assessment by Vintage Woodworks
6.3 Advisory Planning Commission
The Advisory Planning Commission reviewed the proposed project on April 16, 2019 and
following discussion, recommended support:
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that Council approve the
subdivision, infill house, relaxations, restorations and other proposals, as described
in staff report dated April 16, 2019, with regard to 632 Second Street.
CARRIED.
A copy of the draft extract minutes from this meeting is attached as Appendix H.
7. REVIEW PROCESS
The proposed project has completed the following steps in the application review process:
1.
2.
3.
4.
5.
6.
7.

Preliminary report to the LUPC (March 11, 2019)
Inter-departmental review with project team and other City departments (as
required)
Staff to work with applicant to resolve any outstanding issues (ongoing)
Applicant-led Public Open House (March 28, 2019)
Presentation to the Glenbrooke North Residents Association (March 28, 2019)
Review by the Community Heritage Commission (scheduled for April 10, 2019)
Review by the Advisory Planning Commission (April 16, 2019)

The following are anticipated next steps:
8.

LUPC referral of application to Council for consideration of First and Second
Readings of proposed Bylaws (we are here)
9. Council consideration of First and Second Readings of proposed Bylaws and
scheduling of a Public Hearing
10. Public Hearing and Council consideration of Third Reading of proposed Bylaws
11. Council consideration of Final Reading and Adoption of proposed Bylaws
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8. INTERDEPARTMENTAL LIAISON
The City has now initiated a project-based team approach for reviewing development
applications. A staff-led project team has been reviewing and coordinating responses on this
proposed project.
9. OPTIONS
The following options are offered for the LUPC’s consideration:
1. That the Land Use and Planning Committee recommend that Council consider
Heritage Revitalization Agreement (632 Second Street) Bylaw No. 8120, 2019 and
Heritage Designation (632 Second Street) Bylaw No. 8121, 2019 for First and Second
Readings, and forward the Bylaws to a Public Hearing on June 24, 2019.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Appendix
Appendix
Appendix
Appendix
Appendix
Appendix
Appendix

A: Heritage Revitalization Agreement Bylaw No. 8120, 2019
B: Heritage Designation Bylaw No. 8121, 2019
C: Site Context Map
D: Site Layout and Architectural Drawings
E: Engineering Services Memo
F: Public Consultation Summary Report
G: Draft Copy of April 10, 2019 Community Heritage Commission Meeting
Minutes
Appendix H: Draft Copy of April 16, 2019 Advisory Planning Commission Meeting
Minutes
This report has been prepared by:
Dilys Huang, Planning Technician
This report was reviewed by:
Jackie Teed, Manager, Planning
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
HERITAGE REVITALIZATION AGREEMENT (632 SECOND STREET)
BYLAW NO. 8120, 2019
A Bylaw to enter into a Heritage Revitalization Agreement under
Section 610 of the Local Government Act

WHEREAS the City of New Westminster and the owners of the property located at 632 Second
Street 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 (632 Second Street) Bylaw
No. 8120, 2019”.

Heritage Revitalization Agreement
2.

The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered owner of the property located at 632 Second Street legally described as PID:
011-340-096; LOT “B” EXCEPT: THE SOUTHERLY 22 FEET HAVING A FRONTAGE OF 22 FEET
ON SECOND STREET BY FULL DEPTH OF SAID LOT AND ADJOINING LOT 10; SUBURBAN
BLOCK 13 PLAN 8751.

3.

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

READ A FIRST TIME this _____________ day of _______________, 2019.
READ A SECOND TIME this ___________ day of _______________, 2019.
PUBLIC HEARING held this ___________ day of _______________, 2019.
READ A THIRD TIME this ____________ day of ________________, 2019.
ADOPTED this ___________ day of _________________, 2019.

MAYOR JONATHAN X. COTE

Doc# 13988004

JACQUE KILLAWEE, CITY CLERK
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SCHEDULE “A”
HERITAGE REVITALIZATION AGREEMENT (224 SIXTH AVENUE)

THIS AGREEMENT dated for reference the 6th day of May, 2019 is
BETWEEN:
JASPAL SINGH RANDHAWA, 5455 146 Street, Surrey, BC V3X 0H5
(the “Owner”)
AND:
THE 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 632 Second Street, New Westminster, British Columbia, legally described as PID: 011340-096; LOT “B” EXCEPT: THE SOUTHERLY 22 FEET HAVING A FRONTAGE OF 22 FEET ON
SECOND STREET BY FULL DEPTH OF SAID LOT AND ADJOINING LOT 10; SUBURBAN BLOCK
13 PLAN 8751 (the “Land”);

B.

There is one principal building situated on the Land, known as the Pugh Residence (the
“Heritage Building”), which is shown on the site plan attached as Appendix 1 (the “Site
Plan”);

C.

The Owner intends to apply to the City’s Approving Officer for approval to file a subdivision
plan (the “Subdivision Plan”) in the Land Title Office in order to subdivide the Land into two
separate parcels, generally as shown on the Site Plan;

D.

If the proposed subdivision of the Land is approved by the City’s Approving Officer, the
Owner wishes to construct a new residential building (the “New Building”) on that portion
of the Land labeled on the Site Plan as “#202” and the Owner wishes to make certain
alterations to the Heritage Building (the “Work”);

E.

The City and the Owner agree that the Heritage Building has heritage value and should be
conserved;

F.

Section 610 of the Local Government Act, RSBC 2015, Chapter 1 authorizes a local
government to enter into a Heritage Revitalization Agreement with the owner of heritage
property, and to allow variations of, and supplements to, the provisions of a bylaw or a
permit issued under Part 14 or Part 15 of the Local Government Act;
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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 Building is
to be preserved and protected, in return for specified supplements and variances to City
bylaws;

THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid by
each party to the other and for other good and valuable consideration (the receipt of which each
party hereby acknowledges) the Owner and the City each covenant with the other pursuant to
Section 610 of the Local Government Act as follows:
2

3

Heritage Designation
1.

The Owner irrevocably agrees to the designation of the Heritage Building as protected
heritage property, in accordance with Section 611 of the Local Government Act, and
releases the City from any obligation to compensate the Owner in any form for any
reduction in the market value of the Lands, the Heritage Building, or the New Building that
may result from the designation.

2.

Unless otherwise stated in this Agreement or set out in the Heritage Conservation Plan
prepared by Leslie Gilbert, revised by Julie Schueck of Schueck Heritage Consulting, dated
July 22, 2018, a copy of which is attached as Appendix 2 (the “Conservation Plan”), the
terms and conditions of this Agreement respecting the Heritage Building apply only to the
structure and exterior of the building, including without limitation the foundation, walls,
roof, and all exterior doors, windows and architectural ornamentation.

Application of Zoning Bylaw
3.

4

The City of New Westminster Zoning Bylaw No. 6680, 2001 as amended (the “Zoning
Bylaw”), is varied and supplemented in its application to the Land in the manner and to the
extent provided and attached as Appendix 6.

Conservation of Heritage Building
4.

Promptly following the date on which the Owner deposits the Subdivision Plan in the Land
Title Office, the Owner shall commence and complete the preservation, rehabilitation, and
restoration of the Heritage Building (the “Work”) in accordance with the Conservation Plan
in Appendix 2.

5.

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

6.

The Work shall be done at the Owner’s sole expense in accordance with generally accepted
engineering, architectural, and heritage conservation practices. If any conflict or ambiguity
arises in the interpretation of Appendix 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” 2nd edition, published by Parks Canada in 2010.
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7.

The Owner agrees that the City may, notwithstanding that such a permit may be issuable
under the City’s zoning and building regulations and the BC Building Code, withhold a
building permit applied for in respect of the Work on the Heritage Building if the work that
the Owner wishes to undertake is not in accordance with the Conservation Plan.

8.

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 or the Canadian Association of Heritage Professionals with
specialization in Building or Planning (the “Registered Professional”) to oversee the Work
and to perform the duties set out in section 11 of this Agreement.

9.

The Owner shall, at the Owner’s sole expense, 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.

10.

The Owner shall commence and complete all actions required for the completion of the
Work, as set out in the Conservation Plan in Appendix 2, within three years following the
date of adoption of the Bylaw authorizing this Agreement.

Responsibilities of Registered Professional
11.

The Registered Professional shall:
(a)

prior to commencement of the Work, and at any time during the course of the
Work that a Registered Professional has been engaged in substitution for a
Registered Professional previously engaged by the Owner, provide to the City an
executed and sealed Confirmation of Commitment in the form attached as
Appendix 3 and, if the Registered Professional is a member of the Canadian
Association of Heritage Professionals, the Registered Professional shall provide
evidence of their membership and specialization when submitting such executed
and sealed Confirmation of Commitment;

(b)

supervise the Work and ensure substantial compliance of the Work with the
Conservation Plan attached as Appendix 2;

(c)

provide regular reports to the City’s Director of Development Services on the
progress of the Work;

(d)

obtain written approval from the City’s Director of Development Services for any
changes to the Work, and obtain any amended permits that may be required for
such changes to the Work, including a building permit and heritage alteration
permit;

(e)

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

Damage to or Destruction of Heritage Building
12.

If the Heritage Building 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 Building to the same condition and appearance that existed before the
damage occurred.

13.

If, in the opinion of the City, the Heritage Building is completely destroyed, the Owner shall
construct a replica, using contemporary material if necessary, of the Heritage Building that
complies in all respects with the Conservation Plan in Appendix 2 and with the Zoning
Bylaw as varied by this Agreement, after having obtained a heritage alteration permit and
any other necessary permits and licenses.

14.

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

Future Maintenance and Alterations

6

15.

Following completion of the Work, the Owner shall maintain the Heritage Building in good
repair in accordance with the Conservation Plan in Appendix 2 and the maintenance
standards set out in City of New Westminster Heritage Properties Minimum Maintenance
Standards Bylaw No. 7971, 2018, as amended or replaced from time to time, and, in the
event that Bylaw No. 7971 is repealed and not replaced, the Owner shall continue to
maintain the building to the standards that applied under Bylaw No. 7971 immediately
prior to its repeal.

16.

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 Building or New
Building, except as permitted by a heritage alteration permit issued by the City.

Construction of New Building
17.

The Owner shall conduct the Work and construct the New Building in strict accordance
with the design plans and specifications prepared by 78 Home Designs Ltd., dated April 22,
2019 and April 23, 2019, and attached hereto as Appendix 5 (the “Approved Plans”), fullsize copies of which plans and specifications are on file at the New Westminster City Hall.

18.

The Owner agrees that the City may, notwithstanding that such a permit may be issuable
under the City’s zoning and building regulations and the BC Building Code, withhold a
building permit applied for in respect of the Work or the New Building if the work that the
Owner wishes to undertake is not in accordance with the Approved Plans.
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19.

The Owner shall not construct the New Building on the Land, other than the foundations,
until the Owner has completed the Work in respect of the Heritage Building, to the
satisfaction of the City’s Director of Development Services.

20.

The City may, notwithstanding that such a permit may be issuable under the City’s zoning
and building regulations and the BC Building Code, withhold a building permit applied for in
respect of the New Building and may withhold a permit or inspection to occupy the New
Building if the Owner has not completed the Work in respect of the Heritage Building, to
the satisfaction of the City’s Director of Development Services.

21.

The Owner shall commence and complete all actions required for the completion of the
New Building, as set out in Approved Plans in Appendix 5, within five years following the
date of adoption of the Bylaw authorizing this Agreement.

Subdivision
22.

The Owner shall, concurrently with the deposit of the Subdivision Plan, register in the Land
Title Office a shared-access easement, generally as shown on the Site Plan, permitting free
access to and use of the driveway area by the owners and occupants of both parcels
created by the Subdivision Plan.

23.

The Owner shall, concurrently with the deposit of the Subdivision Plan, deposit in the Land
Title Office a covenant under s.219 of the Land Title Act in favour of the City, in the form
attached as Appendix 7, by which the Owner covenants and agrees not to transfer
separately the parcels created by the Subdivision Plan until the Owner has complied with
the requirements of this Agreement for the preservation, restoration, and rehabilitation of
the Heritage Building.

24.

The City shall execute and deliver to the Owner a discharge of the covenant described in
section 23 above on the request of the Owner if the Owner has complied with the
requirements of this Agreement for the preservation, restoration, and rehabilitation of the
Heritage Building.

25.

Nothing in this Agreement commits the Approving Officer to approve the proposed
subdivision of the Land.

Inspections
26.

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 per section 11 (c) of this Agreement.

27.

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.
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The Owner agrees that the City may, notwithstanding that such a permit or inspection may
be issuable under the City’s zoning and building regulations and the BC Building Code,
withhold a permit to occupy or final inspection for the Heritage Building or the New
Building if the Work or the construction of the New Building has not been completed to the
specifications of this Agreement and to the satisfaction of the City’s Director of
Development Services.

Enforcement of Agreement
29.

The Owner acknowledges that it is an offence under Section 621(1)(c) of the Local
Government Act to alter the Land or the Heritage Building in contravention of this
Agreement, punishable by a fine of up to $50,000.00 or imprisonment for a term of up to 2
years, or both.

30.

The Owner acknowledges that it is an offence under Section 621(1)(b) of the Local
Government Act to fail to comply with the requirements and conditions of any heritage
alteration permit issued to the Owner pursuant to this Agreement and Section 617 of the
Local Government Act, punishable in the manner described in the preceding section.

31.

The Owner acknowledges that, if the Owner alters the Land or the Heritage Building in
contravention of this Agreement, the City may apply to the British Columbia Supreme
Court for:
(a)

an order that the Owner restore the Land or the Heritage Building, or both, to their
condition before the contravention;

(b)

an order that the Owner undertake compensatory conservation work on the Land
or the Heritage Building, or both;

(c)

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

(d)

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

32.

The Owner acknowledges that, if the City undertakes work to satisfy the terms,
requirements or conditions of any heritage alteration permit issued to the Owners
pursuant to this Agreement upon the 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.

33.

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.

34.

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
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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.
10

Conformity with City Bylaws
35.

11

Statutory Authority Retained
36.

12

The Owner acknowledges and agrees that, except as expressly varied by this Agreement,
any development or use of the Land, including any construction, alteration, rehabilitation,
restoration and repairs of the Heritage Building, must comply with all applicable bylaws of
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
37.

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.

38.

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,
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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.
13

No Waiver
39.

14

Interpretation
40.

15

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.

Joint and Several
44.

19

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

Number and Gender
43.

18

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

Appendices
42.

17

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.

Headings
41.

16

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

If at any time more than one person (as defined in the Interpretation Act (British Columbia)
owns the Land, each of those persons will be jointly and severally liable for all of the
obligations of the Owner under this Agreement.

Successors Bound
45.

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
)

JASPAL RANDHAWA

THE CORPORATION OF THE CITY OF NEW WESTMINSTER
by its authorized signatories:

Mayor Jonathan X. Cote:
Jacque Killawee, City Clerk:
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HERITAGE CONSERVATION PLAN
632 SECOND STREET
NEW WESTMINSTER

Submitted to the City of New Westminster
July 22, 2018
on behalf of Mohinder Bhullar, Owner, by
Leslie Gilbert, Heritage Consultant
Update January 2019 by Schueck Heritage Consulting
with permission from L. Gilbert
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1.0

INTRODUCTION
The Albert and Sarah Pugh Residence at 632 Second Street, constructed in 1937, is considered to be
an historic building with historic and social community heritage values. The City of New
Westminster has received an application from the owner of 632 Second Street to negotiate a
Heritage Revitalization Agreement for the property to include subdivision of the property into two
parcels and construction of a visually compatible dwelling on the newly created lot. The existing
1937 house will be rehabilitated according to the Heritage Conservation Plan included in this report.
The Conservation Plan will form an integral part of the application for this project to be considered
by the New Westminster City Council, Community Heritage Commission and Development Services
staff.

Report Scope
This report includes a description of the site and a Statement of Significance (SOS) for the Pugh
Residence, attesting to its community heritage value even though the house is not listed in the City
of New Westminster Heritage Register or Heritage Resource Inventory. The SOS describes the
heritage values of the house and lists the unique character defining elements to be conserved as
part of the proposed project. The report draws upon the character defining elements listed in the
SOS as a basis for a condition assessment of the Pugh Residence. The main section of the report
contains the Heritage Conservation Plan to rehabilitate specific elements of the house.
Site visits were conducted by the heritage consultant, Leslie Gilbert, in April and May, 2015 for the
purpose of visually assessing the property and house exterior and meeting with the property owner
to discuss the project. Photographs of the exterior elevations were taken to document the condition
of the historic place. All images contained in this report were taken by the report author.
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2.0 DESCRIPTION OF HISTORIC SITE
Site Location
The Albert and Sarah Pugh Residence is located at 632 Second Street on the southwest corner of
Second Street and Seventh Avenue in the Glenbrooke North residential neighbourhood of New
Westminster. The house is part of a grouping of houses of a similar size and vintage. Glenbrooke
North neighbourhood is bounded by Sixth Street to the west, Tenth Avenue to the north, McBride
Boulevard to the east and Sixth Avenue to the south. For the purposes of this report, and to match
the architectural drawings, the front elevation is East and the rear is West.
Location map

Neighbourhood Background
Prior to the 1930’s, and before the Pugh Residence was constructed, the Glenbrooke North
neighbourhood was a collection of old farms, wooded areas and large houses on large lots. The
neighbourhood expanded following the Depression as modest homes were built on smaller infill lots
extending the grid street pattern evident in the Queen’s Park neighbourhood to the south. The
population of Glenbrooke North increased from 17,500 in 1931 to 22,000 in 1941 as houses were
constructed to meet the pent up demand.
Glenbrooke North is a popular area due to its walkable streets, proximity to commercial areas,
connections with Queens Park and Terry Hughes Park, elementary and secondary schools and other
amenities. Houses on Second Street enjoy views to the north east downhill to Glenbrooke Ravine
and appreciate the mature cherry street trees and wide green boulevards. Today, the
neighbourhood offers a wide variety of housing, including large Edwardian houses as well as more
modest post WWII suburban bungalows.
2
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Condition Assessment
The Pugh Residence has been continually occupied for residential use and has had three long term
owners: Albert and Sarah Pugh (1940 – 1961), Roland and Marie Stieda (1962 – 1976) and Ross and
Barbara Edwardes (1977 – 2018).
The wood frame rectangular shaped home has one and a half storeys and a basement. It is well
situated on a large corner lot, is modest in size with an efficient room layout. Named after its first
long term owner, the Pugh Residence looks much the same as it did after construction, with the
exception of the aluminum cladding which was most likely installed in the 1960’s. The front porch
and steps to the main entry may also have been altered when the aluminum cladding was installed
however, as historic photos of the house could not be found, the full extent of alterations to the
house are unknown. After the siding has been removed, there may be evidence of original features
that may have been removed or altered over time. Other remaining features, such as the leaded
glass windows, chimney and front door are original to the house.
Although many features of the house are original to its 1937 construction, the property can
currently be described as being in poor to fair condition due to a lack of regular maintenance.
Overall, the vegetation needs pruning, numerous weeds appear on the lawn, the aluminum siding is
dirty and cracked, the chimney mortar is loose and paint is flaking off wood window and fascia trim.
There does not appear to be any structural issues or failures, however the owner intends to retain a
structural engineer to assess building foundations and stairs.
The following section of the report outlines how the new owner intends to rehabilitate the historic
elements of the Pugh House, following approved heritage conservation guidelines. This heritage
Conservation Plan will form part of the terms to be negotiated as a Heritage Revitalization
Agreement with the City.
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3.0

HERITAGE VALUE
STATEMENT OF SIGNIFICANCE FOR THE ALBERT AND SARAH PUGH RESIDENCE
632 SECOND STREET

DESCRIPTION OF HISTORIC PLACE
The Albert and Sarah Pugh Residence, located at 632 Second Street in New Westminster, is a one-andone-half storey wood frame dwelling. It is located on a large property at the corner of Second Street and
Seventh Avenue in the Glenbrooke North neighbourhood. Constructed in 1937, the Pugh Residence is
situated among other houses of similar vintage, size and style.
HERITAGE VALUE
The house at 632 Second Street has significant heritage merit due to its historic, aesthetic and social
heritage values.
Constructed during the interwar period when the economy was regenerating after the Great
Depression, the house at 632 Second Street is typical of modest housing built for working families. The
house is significant for its association with the development of infill housing in the Glenbrook North
neighbourhood and as an example of speculative built rental housing at a time of rapid construction.
Built by a local contractor, the house was rented out for four years then occupied over the next 75 years
by three long term owners. The first owners were Albert E. Pugh (1902-1960), a master mariner with
the CPR and his wife Sarah (1905-1966, nee McMurray) a school teacher.
The house at 632 Second Street is a typical example of the Eastern Cottage style popular in the 1930’s
with an efficient and rational floorplan and rooms arranged around a central hallway. The building
exterior exhibits little decorative detail and features a chamfered side gabled roof with gabled entry
porch. The roof has a low pitch with wide unenclosed eaves. The front porch may originally have been
supported by simple square cut posts and wooden sides, with the detailed wrought iron railings a later
addition.
The house reflects a shift to simpler styles reflected in the social and economic consciousness of its
times. While there are a number of houses throughout New Westminster constructed in this popular
and efficient house style, due to their modest size on a relatively large lots, these houses are now
considered vulnerable to demolition.
CHARACTER-DEFINING ELEMENTS
Key elements that define the heritage character of the house include its:
• Prominent corner location on Second Street at Seventh Avenue
• Placement of house with minimal setback
• Wood frame construction (possibly with original stucco cladding present under the aluminum
cladding)
• Symmetrical placement of door and window elements on the front façade; overall symmetrical
rectangular plan form and modest residential scale
• Hipped and chamfered roof with minimal side eave overhangs
• External tapering brick chimney on the north façade of the house
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•
•
•
•

Projecting central front entry porch with chamfered roof supported by two oversized wooden
brackets mounted on either side of the front door
Original double hung wood sash windows throughout; leaded glass arch topped windows on either
side of the chimney; leaded glass wood frame picture windows
Decorative spindlework wood trim on the original front door
Steps and walkway to front entry in poured concrete

Source: City of New Westminster Development Services Department
City of New Westminster Museum and Archives
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4.0

HERITAGE CONSERVATION STANDARDS
Conservation of the Albert and Sarah Pugh Residence will be done in accordance with the Parks
Canada© Standards and Guidelines for the Conservation of Historic Places in Canada, adopted by
New Westminster City Council in 2008 as the basis to consider future heritage applications and
processes. The proposed HRA for the Pugh Residence will include retention of the exterior
character-defining elements as identified in the Statement of Significance, where feasible.
The “Standards and Guidelines” defines the following three conservation approaches:
Preservation: the action or process of protecting, maintaining, and/or stabilizing the existing
materials, form, and integrity of an historic place, or of an individual component, while protecting
its heritage value.
Rehabilitation: the action or process of making possible a continuing or compatible contemporary
use of an historic place, or an individual component, while protecting its heritage value.
Restoration: the action or process of accurately revealing, recovering or representing the state of
an historic place, or of an individual component, as it appeared at a particular period in its history,
while protecting its heritage value.
The overall conservation approach for the Pugh Residence will involve a combination of
Rehabilitation and Restoration. The Heritage Conservation Plan provides details, but please note
that the Plan does not include recommendations for conservation of the house interior.
If the Pugh Residence is listed in the New Westminster 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. Please also note that the new Building Code also offer some relaxations
for historic buildings.
General standards for preservation, rehabilitation and restoration should be followed in the
planning and implementation of all rehabilitation projects. The challenge of the rehabilitation
process is to accommodate both the new and the old and find creative solutions to extend the
useful life of buildings while respecting their unique heritage values. The chart on the following page
sets out general standards for preservation, rehabilitation and restoration and describes how the
proposed conservation plan for the Pugh Residence achieves those standards.
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General Standards for Preservation,
Rehabilitation and Restoration
1. Conserve the heritage value of a historic
place. Do not remove, replace or
substantially alter its intact or repairable
character defining elements. Do not
move a part of an historic place if its
current location is a character defining
element.
2. Conserve changes to an historic place
that, over time, have become character
defining elements in their own right.
3. Conserve heritage value by adopting an
approach calling for minimal
intervention.
4. Recognize each historic place as a
physical record of its time, place and
use. Do not create a false sense of
historical development by adding
elements from other historic places or
properties or by combining features of
the same property that never coexisted.
5. Find a use for an historic place that
requires minimal or no change to its
character defining elements.
6. Protect and, if necessary, stabilize an
historic place until and subsequent
intervention is undertaken. Protect and
preserve archeological resources in
place. Where there is potential to
disturb archeological resources, take
mitigation measures to limit damage
and loss of information.
7. Evaluate the existing condition of
character defining elements to
determine the appropriate intervention
needed. Use the gentlest means
possible for any intervention. Respect
the heritage value when undertaking an
intervention.
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Pugh Residence Heritage Conservation Plan
The house at 632 Second Street oriented
towards Second Street. The preference of the
owner is to retain the house in its current
configuration on the lot.

No changes to the historic place have evolved
into what could be considered character
defining elements over time.
The proposed conservation approach will be
based on minimal intervention.
Elements from other historic places or eras will
not be added to the property. Throughout the
conservation process, the Pugh Residence will
be respected as an authentic record of its time,
place and use.
Conservation of the historic place will continue
its residential use and rehabilitate the existing
character defining elements.
An engineer will be retained to provide
professional advice regarding stability of the
house (e.g. foundation and stairs). Measures
will be taken to stabilize the historic place
during the conservation process, as needed.

Appropriate means of intervention will be
followed in the rehabilitation process, as set out
in the Parks Canada© Standards and Guidelines
and as determined by a property condition
assessment.
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8. Maintain character defining elements
on an ongoing basis. Repair elements by
reinforcing their materials using
recognized conservation methods.
Replace in kind any extensively
deteriorated or missing parts of
character defining elements, where
there are surviving prototypes.
9. Make any intervention needed to
preserve character defining elements
physically and visually compatible with
the historic place and identifiable on
close inspection. Document any
intervention for future reference.
Additional Rehabilitation Standards
10. Repair rather than replace character
defining elements. Where elements are
too severely deteriorated to repair, and
where sufficient physical evidence
exists, replace them with new elements
that match the forms, materials and
detailing of sound versions of the same
elements. Where there is insufficient
physical evidence, make the form,
material and detailing of the new
elements compatible with the character
of the historic place.
11. Conserve the heritage value and
character defining elements when
creating any new additions to an
historic place or any related new
construction. Make the new work
physically and visually compatible with,
subordinate to and distinguishable from
the historic place.
12. Create any new additions or related
new construction so that the essential
form and integrity of the historic place
will not be impaired if the new work is
removed in future.
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Recommendations for a maintenance plan are
included in this Heritage Conservation Plan for
the Pugh Residence. Deteriorated or missing
elements will be either repaired or replaced in
kind, where possible.

Every effort will be made to ensure that
interventions are compatible with the character
defining elements and are documented for
future reference.

Deteriorated character defining elements will be
repaired instead of being replaced, where
possible, and replaced with replications if
necessary. For example, rotten fascia boards will
be replicated to match existing and chimney
bricks will be cleaned, patched and the mortar
repointed to match existing.

This project involves minimal new construction,
other than an existing shed dormer on the rear
elevation will be replaced and a new deck added
to the south side elevation. The heritage value
of the house will be enhanced by removing
incompatible alterations that were made to the
house over time, as per the definition of
“Rehabilitation”.
The essential form and integrity of the house
will be intact.
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Additional Restoration Standards
13. Repair rather than replace character
defining elements from the restoration
period. Where elements are too
severely deteriorated to repair and
where sufficient physical evidence
exists, replace them with new elements
that match the form, materials and
detailing of sound versions of the same
elements.
14. Replace missing features from the
restoration period with new features
whose forms, materials and detailing
are based on sufficient physical,
documentary and/or oral evidence.

Character defining elements will be repaired
instead of being replaced where possible. If
elements must be replaced, then these
elements will match the original is terms of
design, size, profile and material.

Any new features on the house will be replaced
with like elements based on documentary or
oral evidence.

The rehabilitation conservation work will preserve the overall form, scale and massing of the
dwelling and emphasize the retention and enhancement of its character defining elements.
The work will primarily involve removal of the aluminum siding and – if it is still present - repairing
the original underlying stucco, restoring the existing leaded glass windows and wood frame
windows, repointing the chimney above the roofline, repair or replacement of the concrete steps to
the front entry, reroofing the dwelling, removal of a rear porch and landscaping, addition of a new
deck on the south side elevation.
All work will be done in accordance with the building conservation standards established in the
Parks Canada© Standards and Guidelines for the Conservation of Historic Places in Canada.
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5.0

CONSERVATION PLAN
Site and Landscaping
Character-defining
elements

•
•
•

Conservation
Approach

Maintenance with minimal intervention
Rehabilitation

Description

The Pugh house will be retained and rehabilitated in situ, so that the
house retains its historic relationship to Second Street and Seventh
Avenue. The current proposal does not include raising the house or
relocating it on the lot.

Prominent corner location on Second Street at Seventh Avenue
Placement of house with minimal setback
Steps and walkway to front entry in poured concrete

The dwelling has a minimal front yard setback from the street, resulting in
a large and underutilized rear yard. The wooden fence extending around
the rear yard will be removed and replaced with either a hedge or new
fence to meet bylaw specifications. A mature cedar hedge on the south
boundary offers privacy from the neighbouring property.
A 2-foot-high concrete retaining wall, original to the property and still
true with no cracks, is situated along the front and side street frontages
and creates a flat yard. The proposal involves keeping the low retaining
wall in place, however a portion of the wall will need to be removed to
allow proposed driveway access. A pathway with two steps leads from
Second Street to the front entry of the house. It is constructed of poured
concrete with a mesh finish. As the pathway is original to the house and is
in good condition, it will also be retained.
Vegetation on the site is not significant. As part of this application, a
landscape plan will be submitted for City staff review.
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Oblique view of front yard showing concrete retaining wall and shrubs. Mature cherry trees on Second
Street are featured below.
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Roofing and Soffits

Character-defining
elements

•
•

Conservation
Approach

Rehabilitation – installing a new duroid roof and replacing the existing
rear shed dormer with a new one

Description

Although a duroid roof was installed about 12 years ago and is in fair-togood condition, the owner intends to replace it with a new duroid shingle
roof. When the roof was installed 12 years ago, all layers of previous
roofing material were removed and sheets of plywood were applied over
strapping. The engineer retained for this project will confirm the
structural condition of the roof. A traditional 3-tab asphalt shingle is
recommended for this project.

Hipped and chamfered roof with minimal side eave overhangs
Shed dormer on upper storey of the rear elevation

Damaged fascia boards will be removed, and chamfered wooden fascia
boards will be replicated to match existing. The boards will be painted as
per the approved paint schedule. A condition assessment will also be
done of the wooden roof soffits, rafter ends and bargeboards; damaged
elements will be repaired or replaced as needed.
The existing shed dormer on the upper level of the back elevation will be
removed and replaced with a new shed dormer. The dormer exterior will
be finished in stucco and painted in the approved paint palette. The new
windows that will form part of the new dormer should match the original
three wood frame double hung windows (as shown in the photo below).
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Elevations
Character-defining
elements

•
•

Conservation
Approach
Description

Symmetrical placement of door and window elements on the front
façade; overall symmetrical rectangular plan form and modest
residential scale
Projecting central front entry porch with chamfered roof supported
by two oversized wooden brackets mounted on either side of the
front door

Preservation/Rehabilitation – front entry, fenestration pattern and
openings, deck.
The front elevation of the Pugh Residence will be taken back to its original
appearance at construction (1937). Although no early photographs could
be found of the house, removal of the aluminum siding may reveal
original design elements which will be used to inform the rehabilitation
approach. The concrete stairs leading up to the front door may or may
not be original to the house. At one time, the steps may have featured
framed and stuccoed sides or there may have been two tapered concrete
piers on either side of the front porch with posts extending to the
underside of the porch.
Following an approach of minimal intervention, the owner will first
attempt to clean and repair the existing wrought iron hand railings on
either side of the concrete steps. If this approach is not feasible, he will
investigate porch treatments of similar era houses in the neighbourhood
to arrive at an alternate plan. Removal of the aluminum siding may result
in a revised plan for the front porch, to be approved by the heritage
consultant and City staff prior to moving forward.
The concrete stairs have holes and are chipping in places but appear to be
relatively sound. The engineer retained for this project will conduct a
condition assessment of the concrete stairs to determine whether they
need replacement or if they can be patched and repaired.
The main level rear porch, not original to the house, will be removed and
a smaller painted wood porch constructed on the south elevation instead.

13
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Historic elements of the front façade to be retained and restored include the wrought iron detailing on
the front door, wood trim on the door and chamfered porch roof bargeboard. Roof brackets supporting
the front porch may not be original to the house and the owner may be required to submit a revised
plan for the front porch depending on found elements under the aluminum siding.
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Cladding and Trim
Character-defining
elements

•

Conservation
Approach

Restoration/Rehabilitation – if original stucco is present under aluminum
cladding and if it is salvageable

Description

•

Wood frame construction, possibly with original stucco cladding
under aluminum siding (to be determined)
Decorative spindle work wood trim on the original front door

The original stucco exterior of the Pugh Residence was covered in
aluminum siding by a previous owner. The aluminum siding is to be
carefully removed to determine if the original stucco is underneath. If
present, the condition of the stucco, as well as any evidence of water or
pest damage, will be assessed. Metal window shutters will also be
removed.
The `ghosting` of original building elements, such as trim and bracket
details, may be evident once the siding has been removed. If the original
stucco is present and repairable, it is to be gently cleaned with soapy
water and a natural bristle brush, then holes and cracks patched to match
the existing stucco profile. All facades will be finished with a final
consistent stucco coating, primed and painted according to the approved
paint palette. Missing or damaged widow and door trim is to be installed
matching original profiles, design and material where possible.
The metal window shutters will be removed. Aluminum covering the
porch roof brackets will be removed and the underlying wood bracket, if
located, will be restored. Aluminum roof soffits will be replaced with
painted wood soffits. All original elements will be retained and enhanced.
The wrought iron hardware on the front door is original to the house and
will be carefully cleaned and restored. The wooden front door,
decorative trim and spindle work will also be retained, refinished and
repainted in the approved paint palette. The chamfered bargeboard will
be replaced with another bargeboard of a similar profile and material. A
light fixture, either salvaged of the era or in a style compatible with the
era of construction, will be installed by the front door to illuminate the
front entry.
The garage door on the north side of the house is in poor condition and
unfortunately the wood has rotted beyond repair. If the garage is to be
retained, then the garage door and door hardware should be replaced
with a carriage style door in the same profile as existing, to be approved
by the heritage consultant and City staff.
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Windows
Character-defining
elements
Conservation
Approach

Description

Original double hung wood sash windows throughout; leaded glass
arch topped windows on either side of the chimney; leaded glass
wood frame picture windows
Preservation - original leaded glass windows
Rehabilitation - repairing glass pane windows and replacing any
aluminum windows with a wood frame windows of the era
New – sliding patio door on south side elevation, basement window
openings
All windows are wood sash one-over-one or two-over-two windows
original to the house, except for an aluminum window installed at the
basement level. Window condition is to be assessed before
commencement of work. Windows not in repairable condition will be
replaced with new wood-frame windows to match as close as possible the
opening size and shape of the existing window. The basement windows
may be replaced and enlarged provided they do not detract visibly from
the overall fenestration pattern.
•

All leaded glass windows will be retained; they will be inspected for loose
panes, cleaned and repaired as necessary. The rounded lead glass
windows on either side of the chimney are original to the house and are
to be retained as a feature element. They will be cleaned, made weather
tight and restored in accordance with approved heritage standards.
A heritage window professional should advise on the condition and repair
or replacement of the historic windows, on making them more energy
efficient, on the approach to rainwater shedding, and on the installation
of new window openings.
It is reasonable to create new window openings provided these do not
detract from the overall heritage value of the building; however, the
original fenestration pattern is proposed for retention, with the exception
of the removal of the existing and non-original rear (west) deck and entry
door and addition of a new deck being proposed on the south side
elevation, to be located where 2 small windows now exist. As this is the
least visible elevation to the public, this action is appropriate.

A local contact for heritage window assessment and repair is
Vintage Woodworks - Rusty Hadley 604.767.4080 or at
rusty@vintagewoodworks.ca

Wood frame windows on south elevation of house
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Drainage
Character-defining
elements

•
•

Conservation
Approach

New

Description

No specific character-defining element
Relates to the overall building by protecting, maintaining and
stabilizing existing materials and integrity of the historic place while
protecting its heritage value

A functioning drainage system is intended to convey water away from the
house avoid moisture penetration. The owner intends to replace the drain
tile surrounding the house prior to completing the landscaping.
A continuous aluminum gutter system will also be installed to match the
existing system on the house, which is a 3-inch diameter painted
galvanized steel gutter system. All gutters and rain water leaders will be
painted to match the colour scheme of the house. In places, some of the
existing gutters are in very good condition and may be reusable. The
entire gutter and eave system, once installed or repaired will be painted
in accordance with the approved paint schedule.
The building foundation is in generally good condition. Cracks, including a
fairly large split in the garage foundation, will be patched with epoxy.
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Masonry
Character-defining
elements

•

Conservation
Approach

Rehabilitation – repairing brick chimney

Description

External tapering brick chimney on the north façade of the house,
clad in stucco below the roof line

The symmetrically tapering chimney on the north elevation of the house
has been covered in stucco below the roofline. It appears to be in good
condition with no cracks or staining due to moisture damage. Above the
roofline, multi toned red brick is exposed with contrasting grey pointing.
The exposed brick and mortar are both showing evidence of
deterioration.
A condition assessment is to be conducted of the exposed brick portion of
the chimney and cleaning, repairing and repointing specifications
reviewed for conformance with heritage standards. Where possible, holes
in existing bricks are to be patched. Bricks too deteriorated for safe use
are to be replaced with brick of similar size, composition and vintage.
The chimney continues to function but has been converted from a wood
fireplace to a gas insert.
Consideration should be given to removing the white paint and exposing
the brick.

Brick chimney featuring rounded leaded glass side lights.
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Exterior Paint
Character-defining
elements

•
•

Conservation
Approach

Rehabilitation

Description

Not a specific character-defining element
Relates to the overall building by protecting and maintaining exterior
materials and integrity of the historic place while protecting its
heritage value; enhancing aesthetic appeal of the house

Painting of repaired stucco cladding (if it is present and repairable) to be
done to Master Painters` Institute Specifications for a custom finish (one
prime coat and two top coats). Stucco to be cleaned using a gentle
method; washing with a low pressure hose soapy and a natural bristle
brush prior to priming. A new paint colour scheme to be selected by the
owner and heritage consultant, as approved by the City`s Heritage
Planner, reflecting a paint palette historically appropriate to the 1930`s
era of the house. All paint is to be acrylic exterior latex.
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6.0

CONCLUSION
The Albert and Sarah Pugh Residence, although modest, is a valued heritage building associated with
the residential development of the Glenbrooke North neighbourhood in New Westminster. This
Heritage Conservation Plan provides guidelines and recommendations to rehabilitate and extend
the life of the Pugh House. The Conservation Plan will be used to inform a proposed Heritage
Revitalization Agreement for the property.
The building interior will be renovated, however detailed information on upgrades to the interior is
beyond the scope of this Plan. Recommendations contained in the Heritage Conservation Plan
include the rehabilitation and restoration of character defining elements and significant
architectural features of the Pugh Residence. A minimal intervention approach is proposed for the
conservation work. Any new work to the exterior will respect the historic fabric and character of the
building. Once the conservation is complete, the Pugh Residence will be an asset to the Glenbrooke
North neighbourhood.

Maintenance Schedule
A maintenance plan for the Pugh Residence should be implemented by the property owner to
ensure the building`s long term protection. The plan should include a list of routine tasks such as
periodic inspections, non-invasive cleaning methods and minor repairs, identifying elements
needing replacement on an as needed basis. It is recommended that a list of routine activities be
recorded and a log kept recording dates when actions were completed. The log could also include
receipts, photographs, an inspection checklist and commentary on the maintenance plan.

Heritage Reviews
A heritage professional should be retained to review and comment on the heritage conservation
work detailed in this Heritage Conservation Plan to ensure its conformity with the Parks Canada©
Standards and Guidelines. Specific areas to be considered for review could include treatment of the
leaded glass, possible metal flashing over the wood frame windows, the proposed historic paint
schedule for the house as well as the concrete stair treatment.
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Addendum to the Heritage Conservation Plan
for 632 Second Street, New Westminster, BC
April 16, 2019
The following is an addendum to the Heritage Conservation Plan for 632 Second Street, written by Leslie
Gilbert and edited by Julie Schueck.
It includes the following information:

1

•

Historic Exterior Paint Scheme

•

Assessment of the original stucco by Heritage Renovations

•

Assessment of the base of the brick external chimney by Heritage Renovations

•

Window assessment by Vintage Woodworks
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Historic Exterior Paint Scheme
The following information was included in the Heritage Conservation Plan:
Character-defining
elements
Conservation Approach

Description

Current colour scheme is not a specific character-defining element
Relates to the overall building by protecting and maintaining exterior
materials and integrity of the historic place while protecting its
heritage value; enhancing aesthetic appeal of the house
Rehabilitation
•
•

Painting of repaired stucco cladding (if it is present and repairable) to be
done to Master Painters` Institute Specifications for a custom finish (one
prime coat and two top coats). Stucco to be cleaned using a gentle
method; washing with a low pressure hose with soap and a natural bristle
brush prior to priming. A new paint colour scheme to be selected by the
owner and heritage consultant, as approved by the City`s Heritage
Planner, reflecting a paint palette historically appropriate to the 1930`s
era of the house. All paint is to be acrylic exterior latex.

The recommended paint scheme is:
Body:
Door and Window Trims:
Sash:
Wrought Iron Railings:
Roof Asphalt Shingles:
Front Door:

Oxford Ivory (Benjamin Moore VC-1)
Kitsilano Gold (Benjamin Moore VC-11)
Gloss Black (Benjamin Moore VC-35)
Gloss Black (Benjamin Moore VC-35)
Dark grey or black
Consideration can be given to a dark brown colour that is either a stain
or a paint. 1

A paint brand other than Benjamin Moore may be used but the colours should match those identified
above.
The above colours are based on a visual examination of paint found on the house. Colour samples were
taken to Benjamin Moore for matching.

There are a number of layers of paint on the original front door and it may not be possible or feasible to take it
down to a stain-grade level. It is perfectly reasonable to take the door to a paint-grade level and paint it a dark
brown colour as though it were stained. The primary concern is the condition of the door and ensuring that it is
not harmed in order to take it to a stain-grade level.
1

2
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Independent Assessment of the Original Stucco and of the Base of the Brick Chimney
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632 ‐ 2nd street ‐ Itemized condition

Elevation

Floor

window #

North East
North West
South East
South East

n/a
basement
basement
basement

Elevation

Floor

window #

North East

main

NE‐1‐1 left

n/a
NW‐B‐1
SE‐B‐1
SE‐B‐2

window type

n/a
casement
casement
casement

configuration

n/a

width

n/a

height

n/a

sash

glass

n/a

n/a

6‐lite
9‐lite
9‐lite

30
30
30

28
28
28

window type

configuration

width

height

sash

glass

double hung

lead 9‐lite
over 1

18

54

fair

fair

North East

main

NE‐1‐1 centre

fixed

fixed curve top

40

54

good**

good

North East

main

NE‐1‐1 right

double hung

lead 9‐lite
over 1

18

54

fair

fair/poor

North East

main

NE1‐D1

DOOR

North East

main

NE‐1‐2 left

double hung

1 curved sash
in door
lead 9‐lite
over 1

31

78

18

54

good
fair

good
good

lock

d‐handles

pulleys

paint

n/a
n/a
n/a
n/a
Removed from future plans ‐ not included
Removed from future plans ‐ not included
Removed from future plans ‐ not included
lock

missing

pulleys

paint

jamb/sill

missing

dented

failing

good

not applicable

missing

missing
good

see comments
good

North East

main

NE‐1‐2 centre

fixed

fixed curve top

46

54

good

good

n/a

North East
North West

main
main

NE‐1‐2 right
NW‐1‐1

double hung
arched fixed

lead 9‐lite
over 1
9‐lite lead

18
25

54
38

fair
fair

good
fair

good
n/a

North West

main

NW‐1‐2

arched fixed

9‐lite lead

25

38

fair

fair

North West

main

NW‐1‐3 left

double hung

lead 9‐lite
over 1

18

54

missing

fair in lead

North West

main

NW‐1‐3 Centre

fixed

fixed curve top

46

54

fair

good

North West

main

NW‐1‐3 right

double hung

lead 9‐lite
over 1

18

54

missing

fair in lead missing

South East
South East

main
main

SE1‐1
SE1‐2

double hung
double hung

1 over 1
1 over 1

30
30

48
42

South East

main

SE1‐3

12 lite fixed

6 over 6

36

22

dented

good

not applicable

good

failing

good

failing

good

stain

good

failing

good

failing

good

n/a

good
n/a

failing
failing

good
good

n/a

n/a

n/a

failing

good

missing

missing

dent and
painted failing

good

n/a

n/a

missing

n/a

failing

good

dent and
painted failing

good

not on scope for restoraton
not on scope for restoraton

good/fair good

n/a

n/a

n/a

failing

comment

Recommendation

comment

Recommendation

n/a

d‐handles

n/a

missing

jamb/sill

good

Lead lites in upper side units (9‐lites). Weights are in place.
Pulleys have been painted and are dented. Hardware is missing ‐
locks and sash lifts. Upper left lead lite has 2 broken glass.
Centre sash has old glass in place. Centre has curved top rail non‐
operable sash. All 3 bottom rails have solar checking and need
re‐pinning. Right lower sash has broken glass.

Door in good condition ‐ has a mail slot. Curved operable pass
through sash in good condition with spindle security. Hinges in
good shape but no hardware to lock.

Cost not including site or
jamb work
includes lead abatement of
sash
n/a
n/a
n/a
n/a
Cost not including site or
jamb work
includes lead abatement of
sash

** Remove existing sash and restore including
full lead abatement of sash. Restore lead glass
and replace broken glass. Slight lead caning
repair required. Restore centre sash with curve
and retain exisitng old glass. Manufacture new
side lower sash and provide new pulleys, sash
cord, lifts and locks.

$4,620.00

Recommend fill mail slot and strip exterior lead
paint from door. Restore door and paint not
stain as door stain will not matched at patched
areas. Add a door shoe to the door. Site crew
should weather strip jamb and re‐paint jamb.

$2,060.00

** Remove existing sash and restore including
full lead abatement of sash. Restore lead glass
Lead lites in upper sides ‐ 9‐lites. Weights are in place and
pulleys are present but dented. Locks and sash lifts are present. caning where required. Restore centre sash with
Bottom rails of all sash are in fair condition with solar checking curve and retain exisitng old glass. Manufacture
new side lower sash and provide new pulleys,
on bottom rails. Centre sash has curved top rail non‐operable
sash cord, but restore lifts and locks.
sash. Centre sash is old glass in place and should be re‐used.

$4,620.00

Arched fixed 9‐lite sash. Sash lower rails are separating at joint.
No hardware ‐ fixed picture units. Jambs are in good condition.

Repin and restore original sash includign lead
abatement. Restore lead lites in caning bath.

$2,000.00

Lead lite uppers ‐ 9 lites. Upper sash in good condition, lower
side sash are all missing. Hardware is missing on side sash as
well. Arched centre picture sash is in place as is old glass still
present. Weights for side lower sash are missing. Jamb is in
good condition.

Recommend restore upper sash and lead lites.
Restore picture sash and re‐use old glass.
Manufacture new lower sash and restore centre
unit keeping old glass. Supply new locks, pulleys,
sash cord, lifts and weights.

Not on scope for restoration
Fixed sash, no hardware. Sash in fair condition with exception
of separating bottom rail to be re‐pinned. Lead lites are in fair
condition.

Not on scope for restoration
Restore sash including lead paint removal and
restore lead glass.

$4,850.00
includes lead abatement of
sash
n/a

$

1,460.00
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Elevation

Floor

window #

window type

configuration

width

height

North West

2nd flr

NW 2‐1

double hung

1 over 1

26

46

North West
South East

2nd flr
2nd flr

NW 2‐2
SE‐2‐1

double hung
double hung

1 over 1
1 over 1

26
26

46
46

South East

2nd flr

SE‐2‐2

double hung

1 over 1

26

46

TOTAL

sash

glass

lock

d‐handles

pulleys

paint

jamb/sill

fair

poor

poor

missing

poor

failing

good

fair
fair

poor
poor

poor
poor

missing
missing

poor
poor

failing
failing

good
good

fair

poor

poor

missing

poor

failing

good

comment

Recommendation

Cost not including site or
jamb work
includes lead abatement of
sash

Sash are 1 over 1 and bottom rails of both lowers are poor and
require replacing. Sash are missing lifts and glass is broken in
Recommend new lower sash, reaplce hardware
lowers. Weights are missing but upper sash are in place and and missing weights. Restore sash including lead
abatement.
good. Jambs are fine.
Sash are 1 over 1 and bottom rails of both lowers are poor and
require replacing. Sash are missing lifts and glass is broken in
both uppers and lowers. Weights are missing, pulleys need
replacement and hardware. Jambs are fine.

Recommend restore upper and lower sash, new
glass in all. New hardware and lead abatement
pick up an delivery
TOTAL

$2,630.00

$2,631.00
$
$

1,200.00
26,071.00
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APPENDIX 3
CONFIRMATION OF COMMITMENT BY REGISTERED PROFESSIONAL

Date: _________________

City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 632 Second Street
The undersigned hereby undertakes to be responsible for field reviews of the construction carried
out at the captioned address for compliance with the requirements of Appendix 2 of the Heritage
Revitalization Agreement applicable to the property, which the undersigned acknowledges having
received and reviewed, and undertakes to notify the City of New Westminster in writing as soon as
possible if the undersigned’s contract for field review is terminated at any time during
construction. This letter is not being provided in connection with Part 2 of the British Columbia
Building Code, but in connection only with the requirements of the Heritage Revitalization
Agreement.

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

Doc# 13988004

Signature and Seal
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APPENDIX 4
CERTIFICATION OF REGISTERED PROFESSIONAL

Date: _______________

City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 632 Second Street
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.

Doc# 13988004

Signature and Seal
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APPENDIX 5
APPROVED PLANS

Doc# 13988004
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APPENDIX 6
VARIATIONS TO ZONING BYLAW NO. 6680, 2001
Single Detached Dwelling
District (RS-1)
Requirement/Allowance

Lot with Heritage
Building

Lot with New
House

Minimum Lot Size

557.40 sq. m.
(6,000 sq. ft.)

367.84 sq. m.
(3,959 sq. ft.)

367.84 sq. m.
(3,959 sq. ft.)

Floor Space Ratio

0.50

0.62

0.66

Front Yard Setback

4.02 m. (13.20 ft.)

3.85 m. (12.65 ft.)

No variance

Secondary Suite
Entry Setback from
Front Facade

1.52 m. (5 ft.)

No variance

0 m. (0 ft.)

Doc# 13988004
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APPENDIX 7
TERMS OF INSTRUMENT – PART 2
SECTION 219 COVENANT – NO SEPARATE SALE OF SUBDIVIDED PARCELS

Doc# 13988004
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TERMS OF INSTRUMENT – PART 2
SECTION 219 COVENANT – NO SEPARATE SALE OF SUBDIVIDED PARCELS
THIS AGREEMENT dated for reference the ____ day of _______________, 20___ is
BETWEEN:
JASPAL SINGH RANDHAWA
5455 146 Street
Surrey, BC V3X 0H5
(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 those lands in New Westminster,
British Columbia legally described as NO PID, _______________________ and NO PID,
_______________________ (together, the “Lands”);

B.

Pursuant to a Heritage Revitalization Agreement between the City and the Owner, dated
for reference May 6, 2019 (the “HRA”), the Owner is required to deposit in the Land
Title Office, concurrently with the subdivision plan creating the Lands as separate fee
simple parcels, a covenant under s.219 of the Land Title Act in favour of the City, by
which the Owner covenants and agrees not to transfer separately the Lands until the
Owner has complied with the requirements of the HRA for the preservation, restoration,
and rehabilitation of the Heritage House (as defined in the HRA);

C.

Section 219 of the Land Title Act (British Columbia) provides that there may be
registered as a charge against the title to any land a covenant in favour of a municipality
in respect of the use of land, the use of a building on or to be erected on land, or that
parcels of land designated in the covenant are not to be sold or otherwise transferred
separately;

NOW THEREFORE in consideration of the sum of $10.00 now paid by the City to the Owner and
other good and valuable consideration, the receipt and sufficiency of which the Owner hereby
acknowledges, the parties covenant and agree pursuant to Section 219 of the Land Title Act
(British Columbia) as follows:
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1.

Lands Not to be Separately Sold or Transferred – The Lands shall not be sold or
otherwise transferred separately.

2.

Discharge – The City shall, at the written request of the Owner, execute and deliver to
the Owner a registrable discharge of this Agreement but only if the City has determined,
in its sole and unfettered discretion, that the Owner has completed and complied with
all requirements in the HRA for the preservation, restoration, and rehabilitation of the
Heritage House by the deadlines set out therein.

3.

Notice – All notices and other communications required or permitted to be given under
this Agreement must be in writing and must be sent by registered mail or delivered as
follows:
(a)

if to the Owner, to the address shown on the Land Title Office title search to the
Lands,

(b)

if to the City, as follows:
City of New Westminster
511 Royal Avenue
New Westminster, BC, V3L 1H9
Attention: Heritage Planner

Any notice or other communication that is delivered is considered to have been given
on the next business day after it is dispatched for delivery. Any notice or other
communication that is sent by registered mail is considered to have been given five days
after the day on which it is mailed at a Canada Post office. If there is an existing or
threatened strike or labour disruption that has caused, or may cause, an interruption in
the mail, any notice or other communication must be delivered until ordinary mail
services is restored or assured. If a party changes it address it must immediately give
notice of its new address to the other party as provided in this section.
4.

Interpretation – In this Agreement:
(a)

reference to the singular includes a reference to the plural, and vice versa, unless
the context requires otherwise;

(b)

article and section headings have been inserted for ease of reference only and
are not to be used in interpreting this Agreement;

(c)

reference to a particular numbered section or article is a reference to the
correspondingly numbered section or article of this Agreement;

(d)

reference to the “Lands” or to any other parcel of land is a reference also to any
parcel into which those lands are subdivided or consolidated by any means
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(including the removal of interior parcel boundaries) and to each parcel created
by any such subdivision or consolidations;

(e)

if a word or expression is defined in this Agreement, other parts of speech and
grammatical forms of the same word or expression have corresponding
meanings;

(f)

reference to any enactment includes any regulations, orders, permits or
directives made or issued under the authority of that enactment;

(g)

unless otherwise expressly provided, reference to any enactment is a reference
to that enactment as consolidated, revised, amended, re-enacted or replaced;

(h)

time is of the essence;

(i)

all provisions are to be interpreted as always speaking;

(j)

reference to a “party” is a reference to a party to this Agreement and to their
respective heirs, executors, successors (including successors in title), trustees,
administrators and receivers;

(k)

reference to the City is a reference also to its elected and appointed officials,
officers, employees and agents;

(l)

where the word “including” is followed by a list, the contents of the list are not
intended to circumscribe the generality of the expression preceding the word
“including”; and

(m)

any act, decision, determination, consideration, opinion, consent or exercise of
discretion by a party or person as provided in this Agreement must be
performed, made, formed or exercised acting reasonably, except that any act,
decision, determination, consideration, consent, opinion or exercise of discretion
that is said to be within the “sole discretion” of a party or person may be
performed, made, formed or exercised by that party or person in the sole,
unfettered and absolute discretion of that party or person.

5.

No Waiver – No provision or breach of this Agreement, nor any default, is to be
considered to have been waived or acquiesced to by a party unless the waiver is express
and is in writing by the party. The waiver by a party of any breach by the other party of
any provision, or default, is not to be construed as or constituted a waiver of any further
or other breach of the same or any other provision or default.

6.

No Effect on Laws or Powers – This Agreement and the Owner’s contributions,
obligations and agreements set out in this Agreement do not:
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(a)

affect or limit the discretion, rights, duties or powers of the City or the Approving
Officer under any enactment or at common law, including in relation to the use,
development, servicing or subdivision of the Lands;

(b)

impose on the City or the Approving Officer any legal duty or obligation,
including any duty of care or contractual or other legal duty or obligation, to
enforce this Agreement;

(c)

affect or limit any enactment relating to the use, development or subdivision of
the Lands; or

(d)

relieve the Owner from complying with any enactment, including in relation to
the use, development, servicing, or subdivision of the Lands.

7.

Remedies for Breach – The Owner agrees that, without affecting any other rights or
remedies the City may have in respect of any breach of this Agreement, the City is
entitled, in light of the public interest in securing strict performance of this Agreement,
to seek and obtain from the British Columbia Supreme Court a mandatory or prohibitory
injunction, or order for specific performance, in respect of the breach.

8.

Binding Effect – This Agreement enures to the benefit of and is binding upon the parties
and their respective heirs, executors, administrators, trustees, receivers and successors
(including successors in title).

9.

Covenant Runs With the Lands – Every provision of this Agreement and every obligation
and covenant of the Owner in this Agreement, constitutes a deed and a contractual
obligation, and also a covenant granted by the Owner to the City in accordance with
section 219 of the Land Title Act, and this Agreement burdens the Lands to the extent
provided in this Agreement, and runs with them and binds the Owner’s successors in
title. This Agreement also burdens and runs with every parcel into which the Lands are
consolidated (including by the removal of interior parcel boundaries) or subdivided by
any means, including by subdivision under the Land Title Act or by strata plan or bare
land strata plan under the Strata Property Act.

10.

Further Acts – The Owner shall do everything reasonably necessary to give effect to the
intent of this Agreement, including execution of further instruments.

11.

Severance – If any part of this Agreement is held to be invalid, illegal or unenforceable
by a court having the jurisdiction to do so, that part is to be considered to have been
severed from the rest of this Agreement and the rest of this Agreement remains in force
unaffected by that holding or by the severance of that part.

12.

Amendment – This Agreement may be amended from time to time by agreement
between the Owner and the City. Except as otherwise expressly provided in this
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Agreement, amendments to this Agreement must be by an instrument in writing duly
executed by the Owner and the City.
13.

Deed and Contract – By executing and delivering this Agreement each of the parties
intends to create both a new contract and a deed of covenant executed and delivered
under seal.

As evidence of their agreement to be bound by the above terms, the parties each have
executed and delivered this Agreement under seal by executing Part I of the Land Title Act Form
C to which this Agreement is attached and which forms part of this Agreement.

END OF DOCUMENT
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Heritage Designation
Bylaw No. 8121, 2019
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 8121, 2019
A bylaw of the Corporation of the City of New Westminster to designate the principal building
located at 632 Second Street as protected heritage property.
________________________________________________________________________________
WHEREAS the Local Government Act, RSBC 2015, c.1 provides Council with authority, by bylaw, to
designate real property, in whole or in part, as protected heritage property, on terms and
conditions it considers appropriate;
AND WHEREAS the registered owner of the land located at 632 Second Street has entered into a
heritage revitalization agreement in relation to the principal building currently located on the land
as authorized by Heritage Revitalization Agreement (632 Second Street) Bylaw No. 8120, 2019 (the
“Heritage Revitalization Agreement”), has requested that Council designate that building as
protected heritage property, and has released the City from any obligation to compensate the
registered owner for the effect of such designation;
AND WHEREAS Council considers that the principal building located at 632 Second Street has
significant heritage value and heritage character and is a prominent and valued heritage property
in the City;
AND WHEREAS Council considers that designation of the principal building located at 632 Second
Street 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 (632 Second Street)
Bylaw No. 8121, 2019."

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 632 Second
Street, New Westminster, British Columbia, and legally described PID: 011-340-096; LOT
“B” EXCEPT: THE SOUTHERLY 22 FEET HAVING A FRONTAGE OF 22 FEET ON SECOND
STREET BY FULL DEPTH OF SAID LOT AND ADJOINING LOT 10; SUBURBAN BLOCK 13 PLAN
8751, shown outlined on the site plan attached hereto as Schedule “A” and labelled
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“Existing House # 632” (the “Building”), is hereby designated in its entirety as protected
heritage property under section 611 of the Local Government Act of British Columbia.
4

PROHIBITION
4.

5

6.

alter the exterior of the Building;

(b)

make a structural change to the Building including, without limitation, demolition of
the Building or any structural change resulting in demolition of 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 nonstructural elements, components or finishing materials of the Building with elements,
components or finishing materials that are equivalent to those being replaced in terms of
heritage character, material composition, colour, dimensions and quality.

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 Property Maintenance Standards Bylaw No. 7971, 2018, as amended
or replaced from time to time, and, in the event that Bylaw No. 7971 is repealed and not
replaced, the registered owner shall continue to maintain the Building to the standards
that applied under Bylaw No. 7971 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

Back to Agenda

3

Development Services Department, Planning Division in the manner and on the form
prescribed, and the applicant shall pay the fee imposed by the City for such permit, if any.
9.

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.

GIVEN FIRST READING this ___________ day of __________________ 2019.
GIVEN SECOND READING this _________ day of __________________2019.
PUBLIC HEARING held this ___________ day of ___________________2019.
GIVEN THIRD READING this ___________day of ___________________2019.
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
_________ day of __________________ 2019.
_________________________________
MAYOR JONATHAN X. COTE
_________________________________
JACQUE KILLAWEE, CITY CLERK
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Site Context Map
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632 Second Street, New Westminster
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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Engineering Services Memo
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Public Consultation
Summary Report

Back to Agenda

Back to Agenda

Back to Agenda

Back to Agenda

Back to Agenda

Back to Agenda

Back to Agenda

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Personal Information Removed

Back to Agenda

Back to Agenda

Personal Information Removed
Personal Information Removed

Personal Information Removed

Back to Agenda

Personal Information Removed
Personal Information Removed

Personal Information Removed

Back to Agenda

Personal Information Removed
Personal Information Removed

Personal Information Removed

Back to Agenda

Personal Information Removed
Personal Information Removed

Personal Information Removed

Back to Agenda

Personal Information Removed
Personal Information Removed

Personal Information Removed

Back to Agenda

Back to Agenda

Personal Information Removed
Personal Information Removed

Personal Information Removed

Back to Agenda

Personal Information Removed
Personal Information Removed

Personal Information Removed

Back to Agenda

Personal Information Removed
Personal Information Removed

Personal Information Removed

Back to Agenda

Personal Information Removed
Personal Information Removed

Personal Information Removed

Back to Agenda

Personal Information Removed

Personal Information Removed

Back to Agenda

Personal Information Removed

Personal Information Removed

Personal Information Removed

Back to Agenda

Appendix G
Draft Copy of April 10, 2019
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COMMUNITY HERITAGE COMMISSION
Wednesday, April 10, 2019, 6:00 p.m.
Committee Room #2, City Hall

MINUTES – Extract
3.1

632 Second Street – Heritage Revitalization Agreement
Dilys Huang, Planning Technician, summarized the staff report dated April 10,
2019 regarding a Heritage Revitalization Agreement (HRA) proposed for
subdivision of the property at 632 Second Street into two parcels, as well as the
construction of an infill house, and relaxation of zoning provisions, in exchange
for restoration and protection of the 1937 Pugh Residence.
Julie Schueck, Heritage Consultant, provided the Commission with a PowerPoint
presentation covering the following information:
• The history of the Pugh Residence and amendments made to the building
over time;
• Details of the proposed restorations and rehabilitations on each elevation of
the house; and,
• The importance of retention and protection of the house.
In response to questions from the Commission, Ms. Schueck and Jaspal
Randhawa, Owner, provided the following information:
• Some of the current siding on the existing house has been removed in order
for the builder to inspect the original stucco, and it appeared to be in good
condition;
• The intent would be to restore any damaged stucco to match the original,
regardless of how difficult it may be to source the materials;
• The detached garage for the infill house, shown on the current plans, would
convert to a detached workshop, and an additional parking space would be
provided as a parking pad alongside the others;
• The plans show two parking spots on each proposed lot, as required by the
City for single detached dwellings with suites;
• The conditions of the windows on the existing house have not yet been
assessed;
• An independent assessment of the chimney masonry was not provided in
the package;
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• A historically appropriate paint colour has not yet been selected for the
existing house, though it would replace the non-characteristic colour
currently in place and shown on the drawings;
• If the original soffits are not present under the aluminum soffits on the
existing house, new painted wood soffits would be installed;
• The inclusion of an accessible secondary suite in the infill building is in
response to a recognized need by the City for more of these types of suites,
to benefit the community;
• An alternative to fiber-cementitious plank siding (such as Hardie Board)
could be considered for the infill house, however it is widely recognized as
a sustainable product within Metro Vancouver, and its use is permitted for
new buildings in the city and in the HRA context ;
• The existing house is not currently on the City’s Heritage Register;
• The proposed HRA would designate the house. As such, any future changes
to the building would require a Heritage Alteration Permit;
• An open house was held in regards to the application, as well as
consultation with the local Residents’ Association, and there were
neighbours who have shown support for the proposed increase in density
and for retaining the heritage house; and,
• The direct neighbours have demonstrated concern about parking in the
neighbourhood and a loss of sunlight to their property.

The Commission made the following comments:
• More detail in the Heritage Conservation Plan and report about the
conditions of the existing house would be useful in order to ensure that
expectations are known from the outset of the project;
• More certainty related to proposed conservation work would be helpful for
the Commission to make recommendations;
• As the alternative to this proposal would be to build a new larger house, the
proposed measures to provide density, and restore and maintain the house
are positive;
• The effort to provide an accessible suite is commendable; and,
• The proposed design of the infill house is sympathetic to traditional
heritage character for turn of the century houses.
MOVED and SECONDED
THAT the Community Heritage Commission recommend that Council support the
Heritage Revitalization Agreement for 632 Second Street;
CARRIED.
Maureen Arvanitidis and Deane Gurney voted in opposition.
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ADVISORY PLANNING COMMISSION
Tuesday, April 16, 2019 at 6:30 p.m.
Council Chambers

MINUTES – Extract
4.2

632 Second Street

HER00659

Britney Quail, Heritage Planner, and Dilys Huang, Planning Technician,
summarized the staff report dated April 16, 2019, regarding a Heritage
Revitalization Agreement (HRA) proposed for subdivision of the property at 632
Second Street into two parcels, as well as the construction of an infill house, and
relaxation of zoning provisions, in exchange for restoration and protection of the
1937 Pugh Residence.
Ms. Huang noted details of the site context and current zoning, parking and
vehicular access off Seventh Avenue, and public consultation conducted,
including an open house and a meeting with the Glenbrooke North Residents’
Association.
In response to questions from the Commission, staff provided the following
information:
• On direction from Council, the City is not currently supporting small lot
rezonings, but rather is focusing on infill programs through the OCP
implementation program. Therefore, without the proposed HRA, this
application would not normally be considered;
• If an HRA proposal was not being considered, the property owner would be
permitted to build a carriage house not exceeding 10% of the lot size under
the existing RS-1 zone;
• Due to the inclusion of an accessible parking space, the proposed parking
configuration consists of four off-street parking spaces, including three
parking pads and one parking space in the heritage house’s attached garage.
The previously proposed detached garage has been changed to a detached
workshop;
• The setback for the new house is proposed as the standard five feet from the
side property line. This is the standard setback from a side property line in
the RS-1 zone, regardless of where the neighbouring house is located on its
adjacent lot;
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• A different building configuration on the lot was initially proposed in order
to provide more distance from the neighbouring house; however, it would
have worked contrary to the Engineering Services Department’s
requirement of one shared driveway access for the subject site;
• Minimization of access points and curb letdowns is a City priority within
the OCP and the Master Transportation Plan, especially in terms of
Greenways, and applies to both Second Street and Seventh Avenue;
• The proposed workshop is not included in the 0.66 FSR proposed for the
infill house, as detached accessory structures are permitted up to 10% of the
lot size and are not counted as part of the primary building’s FSR;
• Consideration was given to locating the driveway on Second Street;
however, the Seventh Avenue access was deemed more suitable by
Engineering Services, due to the location of both a boulevard tree and a
utility pole on Second Street;
• If the heritage house was to be demolished rather than retained as part of an
HRA, the current zoning would permit a single detached dwelling with a
secondary suite, and a carriage house on the property, and two off-street
parking spaces would be required;
• Tree permit applications, and any necessary arborist reports, are required
when an HRA application is first submitted;
• Tree retention is negotiated in the site planning process in the same way as
heritage restoration and Engineering Services requirements;
• Arborist reports are not typically provided to the APC; however, in this
case, it was requested by members of the Commission; and,
• The Community Heritage Commission has reviewed this project, and draft
minutes from their meeting have been provided in the APC agenda
package.
Minder Bhullar, Builder and Jaspal Randhawa, Owner, reviewed the details and
reasoning for the project, covering the following information:
• Details of the history of the property;
• Proposed building features, such as colours, materials, and an accessible
suite in the basement;
• The importance to the builder of developing an infill house that reflects the
streetscape and is consistent with the surrounding neighbourhood;
• The benefits of the project, including site coverage not exceeding 30%,
consistency with the surrounding character homes’ designs, suitability for
the neighbourhood, addition of affordable housing and increase in density;
and,
• Community support had been received for the project.
The Chair called for any speakers from the public.
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Fran Davies, resident, described the proposed setbacks of the project. She noted
that if even a garage is built on the property at the minimum setback requirement
(2 ft.), this would make access to her house for cleaning very difficult, in addition
to causing a reduction in light. Ms. Davies was also concerned about a fire hazard,
due to the proximity of the proposed infill house to her house and expressed
concern about the alignment of the proposed infill house’s windows with her
house. Ms. Davies also expressed concerns about the increase in vehicles that
would be generated by the proposed residences on the property and the impact
these would have on the greenway, where children often ride back and forth to
Herbert Spencer Elementary School.
Robert Park, resident, expressed concerns about the increase in vehicles and
parking demand that this proposal would contribute to the adjacent streets, and
noted that these concerns were raised at the Residents’ Association (RA) meeting.
In addition, Mr. Park was concerned about the size and height of the proposed
infill house, and the proposed setbacks, noting that more clearance from the
adjacent house should be provided. Lastly, he noted that the existing house does
not have a significant amount of redeeming heritage value to justify the HRA.
The Chair noted that all correspondence from the public in regards to the
application had been included in the Commission’s agenda package.
Gary Edge, resident, noted that he had not observed significant support for the
project at the RA meeting. He was not appreciative of the perceived threat of the
alternative of building a large house, as the zoning would allow, and noted that
this proposal provides too much density and building mass on too small a
property.
Pat Chafe, resident, expressed concern about the proximity of the new house to the
neighbouring house, and the subsequent loss of light. He further noted that a
carriage house would have been more appropriate, as the proposal would provide
too much density for the lot, and an insufficient amount of greenspace. Lastly, Mr.
Chafe noted that the proposed density may mean that potentially eight cars could
have need to park and pull out into the street, and this would add to the dangerous
nature of the intersection for the schoolchildren, who tend to ride their bikes on the
sidewalk.
Michael Flirtell, resident, discussed the lack of parking on the street and recounted
his experience with a shared driveway, noting that two driveways for this proposal
would be preferable.
The Chair called a further two times for any comments from the public.
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The Commission made the following comments in regards to the proposed
development:
• The proposal would provide a good combination of preservation of a
character house, with the provision of density, rental housing, and
affordability;
• The proposal would provide an increase in density in keeping with the built
character of the neighbourhood;
• The proposal makes good use of the lot, while keeping within property
lines and setbacks, and it appears to be smaller in height than the
neighbouring house;
• In keeping with the City’s policies for density, the alternative to this
proposal would be a single detached dwelling with a secondary suite, and a
carriage house, which would likely bring as many vehicles;
• While the public’s safety concerns in regards to the greenway may be valid,
the greenway use is not the responsibility of the proponent, and the
provision of parking as per the City’s requirements has been satisfied;
• With respect to parking and driveways, one crossing provides a good
balance for trees, protection of the greenway and maintenance of street
parking; and,
• Reservations were noted concerning Engineering Services enforcing a
single driveway, resulting in a set site configuration, which does not fully
address the neighbours’ concerns.
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that Council approve the
subdivision, infill house, relaxations, restorations and other proposals, as
described in staff report dated April 16, 2019 with regard to 632 Second Street.
CARRIED.
Darlene Carty voted in opposition to the motion.
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

5/6/2019

From:

Emilie K Adin, MCIP
Director of Development Services

File:

HER00668

Item #:

32/2019

Subject:

647 Ewen Avenue: Official Community Plan Amendment, Heritage
Revitalization Agreement and Heritage Designation - Bylaws for Two
Readings

RECOMMENDATION
That the Land Use and Planning Committee recommend:
THAT Council consider Official Community Plan Amendment Bylaw No. 8122, 2019
for first reading;
THAT Council consider Official Community Plan Amendment Bylaw No. 8122, 2019
in conjunction with the City’s Capital Expenditure Program as contained in the Five
Year Financial Plan and the Region’s Solid Waste Management Plan and Liquid
Waste Management Plan, and which are deemed to be consistent with said program
and plan in accordance with Section 477(3)(a) of the Local Government Act;
THAT Council consider Official Community Plan Amendment Bylaw No. 8122, 2019
for Second Reading, and forward the Bylaw to Public Hearing on June 24, 2019;
THAT Council consider Heritage Revitalization Agreement Bylaw (647 Ewen
Avenue) No. 8068, 2019 and Heritage Designation Bylaw (647 Ewen Avenue) No.
8069, 2019 for First and Second Reading and forward the bylaws to a Public Hearing
on June 24, 2019.
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EXECUTIVE SUMMARY
Official Community Plan Amendment and Heritage Revitalization Agreement (HRA)
applications are being processed in order to allow development of five townhouses at 647
Ewen Avenue in Queensborough. Two of the five townhouse units would be within the
existing 1939 Slovak Hall, which is proposed to be retained and restored as part of this
application. The remaining three townhouse units would be within an addition to the rear of
the Slovak Hall. Through the HRA, the Slovak Hall would also be protected with a Heritage
Designation Bylaw.
The site is designated (RL) Residential – Low Density and, as such, would require an
amendment to the Queensborough Community Plan (QCP) to permit the HRA. The new
Official Community Plan, adopted in 2017, includes policy language in the updated land use
designations which supports creative approaches to retaining heritage assets. In a future
update of the QCP, the same approach is intended to be included. Given this, the City is
bringing forward the application to amend the OCP designation to include policy language
permitting consideration of the private applicant’s HRA proposal.
The HRA would allow the additional units and density on-site, providing five three bedroom
units with a range of sizes from 130.55 sq.m. to 155.27 sq.m. (1,405.27 sq.ft. to 1,671.36
sq.ft.), thus meeting the intent of the Family-Friendly Housing Policy. Through the HRA, the
applicant is also requesting variances to the front, rear, and side yard setbacks, site coverage,
height, off-street parking, visitor parking, and for an encroachment of the Slovak Hall’s
unenclosed porch onto a City road right-of-way.
Community engagement on this project has been ongoing since June 2018. The proposed
development including proposed variances has been supported by the Community Heritage
Commission, New Westminster Design Panel, and the Advisory Planning Commission.
1.0

PURPOSE

The purpose of this report is to seek Council consideration of first and second readings of the
Official Community Plan Amendment Bylaw, Heritage Revitalization Agreement and
Heritage Designation Bylaws, and to forward the bylaws to a Public Hearing for June 24,
2019.
2.0

POLICY AND REGULATIONS

2.1

Queensborough Community Plan (QCP)

The site is designated Residential – Low Density in the Queensborough Community Plan
(QCP) which is a schedule to the City of New Westminster Official Community Plan (OCP).
The Plan describes the land use designation as:
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(RL) Residential – Low Density – this area will include low density residential uses
including single detached houses, houses with a secondary suite, duplexes, detached
townhouses, low density multi-family uses, places of worship, and may contain small
scale local commercial uses such as home occupations and corner stores.
As the current QCP land use designation does not specifically allow for attached
townhouses, an OCP amendment is required which would allow townhouses as part of a
Heritage Revitalization Agreement.
2.2

Natural Hazard Development Permit Area

The property is designated as part of a Natural Hazard Development Permit Area. The
purpose of this policy is to mitigate the potential dangers of flooding. As such, all new
residential construction must comply with the building requirements of the regulation and
obtain a Development Permit prior to construction. The applicant is proposing to meet the
flood control levels required in this regulation for the existing building and new building
(with three townhouses). The underside of the habitable floor space system for the existing
heritage building would be at 3.83 m (12.56 ft.) and the new building would be at 3.53 m.
2.3

Zoning Bylaw

The existing zoning for the site is RQ-1 (Queensborough Neighbourhood Residential
Dwelling Districts). Given that the proposal is for townhouse units, the project is being
evaluated against the RT-3 zone (Queensborough Townhouse Districts). As the application is
not consistent with the site’s existing zoning, a Heritage Revitalization Agreement is
required to permit the variances being sought through the proposal.
2.4

Heritage Revitalization Agreements

A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City and
a property owner for the purposes of heritage conservation. In exchange for long-term legal
protection and exterior restoration, certain zoning relaxations, including an increase in
density, are considered. An HRA does not change the zoning of the property, rather it adds a
new layer which identifies the elements of the zone that are being varied or supplemented.
An HRA is not legally precedent setting as each one is unique to a specific site. Provisions
for the local government to negotiate an HRA are set out in Section 610 of the Local
Government Act.
A copy of the proposed Heritage Revitalization Agreement is attached as Attachment 3 to
this report.
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Standards and Guidelines for the Conservation of Historic Places in Canada

Council adopted the “Standards and Guidelines for the Conservation of Historic Places in
Canada” (Standards and Guidelines) in 2008 as a basis for assessing heritage projects within
the city. HRA proposals are carefully evaluated against it by staff to confirm compliance.
2.6

Heritage Designation Bylaw

A heritage property which is the subject of an HRA is also protected by a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term legal protection on the land title of a property and which is the primary
form of regulation that can prohibit demolition. Any changes to a protected heritage property
must first receive approval from City Council (or its delegate) through a Heritage Alteration
Permit. Provisions for a municipality to place a Heritage Designation Bylaw on a property is
set out in Sections 611-613 of the Local Government Act.
A copy of the Heritage Designation Bylaw is attached as Attachment 4 to this report.
2.7

Family-Friendly Housing Policy

The proposed development has fewer than ten units and therefore is not subject to the
Family-Friendly Housing Policy requirements of the City; however, there are a minimum of
three bedrooms for each unit which exceeds City requirements.
3.0

BACKGROUND

3.1

Previous Council Direction

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

The subject site is located at the corner of Ewen Avenue and Wood Street in Queensborough.
The site is relatively flat and fronts onto Ewen Avenue which is identified as a “Great Street”
in the Master Transportation Plan. The properties adjacent to and across the street from the
subject site consist of single detached dwellings, zoned RQ-1. Directly across Wood Street is
Sukh Sagar Park, four blocks to the east is Old Schoolhouse Park, and three blocks to the
west is the Queensborough Community Centre. The subject site is also one block south from
the Sukh Sagar Sikh Temple. A site location map is included in this report as Attachment 2.
Table 1 provides proximity to transit service and Table 2 provides a summary of current site
statistics.
Table 1: Proximity to Transit Service
Transit Facility
Frequency
SkyTrain Station
2 – 3 minutes
Bus
#104 (every 15 to 30 minutes)
Q2Q Ferry
varies

Distance
1.6 km (1600 m)
0.03 km (30 m)
1.4 km (1,482 m)

The site is not within walking distance of frequent transit.
Table 2: Existing Site Statistics
Total Site Area
Lot Frontage
Lot Depth
Total Floor Space
Floor Space Ratio
Site Coverage
Lane Access
3.3

Existing Statistics
9,600 ft²
(892 m²)
80 ft.
(24.4 m)
120 ft.
(36.6 m)
3,028 ft²
(281m²)
0.315
24%
yes

Heritage Value

The Statement of Significance indicates that the Slovak Hall has historical, social, and
aesthetic value, and as such is deserving of protection. The Slovak Hall has been identified
as having social value as a representation of the establishment, by immigrant groups
historically in Queensborough. The location of the Slovak Hall on Ewen Avenue, the
principal east/west commercial street constructed through Queensborough, is significant
because the building became a part of an ethnic, commercial, retail and community-oriented
institutions in the surrounding area.
Architecturally, the simple rectangular structure has been recognized for its Colonial Revival
detailing. As the sole remaining building on Ewen Avenue exhibiting this style, the Slovak
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Hall is important as a rare reminder of other early establishments on Ewen Avenue and the
early ethnic settlement of Queensborough.
Further historic details and the Statement of Significance for this property are included at the
beginning of the Heritage Conservation Plan (see Attachment 3).
4.0

PROJECT DESCRIPTION

4.1

Project Description

The proposed project consists of a five unit townhouse development located on Ewen
Avenue and in the Queensborough neighbourhood. Two of the five townhouse units would
be within the existing 1939 Slovak Hall, which is proposed to be retained and restored as
part of this application. Through the HRA, the Slovak Hall would also be protected with a
Heritage Designation Bylaw. The remaining three townhouse units would be in an addition
to the heritage building at the rear and would front onto Wood Street.
Each of the townhouse units would be ground oriented, and contain three bedroom units with
sizes ranging from of 130.55 m² (1405.27 ft²) to 155.27 m² (1671.36 ft²), meeting the famil yfriendly housing policy. Each unit would have private useable open space in the form of
patios. The usable open space accounts for 29% of the entire development which exceeds the
minimum requirement of 10%. This space consists of roof top patios on the three units and
ground level amenity areas along Ewen Avenue and Wood Street for the Slovak Hall units.
The development is proposed to be accessed from an existing lane onto an internal driveway
at the rear of the property. Each of the five units would have an enclosed garage for
automobile parking at the ground level. There also would be a designated bike storage area
for 10 bicycles.
The application has been reviewed by the City’s Engineering Department in regard to
required site servicing and off-site improvements (see Attachment 5 – Engineering
Servicing Memorandum) that would need to be undertaken in order to facilitate the proposed
development. Such improvements would need to be provided in accordance with City
standards, as determined by the Director of Engineering. The garbage receptacle area would
be located on-site, at the rear of the property along the lane. The receptacles would be
screened from view.
Through the HRA, the applicant is also requesting relaxations, as outlined in Table 3 in this
report (see below). As a condition of the HRA, the heritage Hall would be Designated,
which provides long-term legal protection to the building.
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The applicant has provided a Design Rationale which is attached to this report as
Attachment 6. The applicant has also submitted a Land Use Rationale which has been
attached as Attachment 7.
4.2

Heritage Conservation

Through the HRA, the Slovak Hall would be restored, and rehabilitated as housing and the
three new townhouse units would be added at the rear of the building. The Hall is proposed
to be lifted to meet the flood plain requirements, and new pile concrete foundations would be
installed. As such new stairs and railings would be required to reach the entranceways.
Dormers would be installed on the east and west sides of the roof to add second storey floor
space to the units in the Hall. Additionally, some concealed seismic upgrading would occur.
Original features of the Hall would be restored as follows:
 Preserve original location of building on site, representing the historic commercial
front on Ewen Avenue;
 Restore the front façade;
 Restore existing wooden doors and windows;
 Repair/restore the curved front porch roof and posts;
 Repair the original stucco an wooden lap siding on all four sides and protect with new
paint; and
 Rehabilitate the roof including removal of unsympathetic additions and alterations,
new roof shingles and drainage system to halt water penetration.
Overall, the proposed changes would not impact the character defining elements of the
heritage building, and the heritage value of the Hall would be preserved.
4.3

Proposed Statistics

Through the Heritage Revitalization Agreement, the applicant is also requesting relaxations
to the front, rear and side yard setbacks, site coverage, height, off-street parking, visitor
parking, and an encroachment for the Slovak Hall’s unenclosed porch onto a City road right of-way. The relaxations have been identified in relation to the existing requirements of the
RT-3 Zone upon which the project is being evaluated.
Below is a table of statistics for the proposal. Elements of the Zoning Bylaw proposed to be
relaxed are highlighted in grey:
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Table 3: Project Statistics and Relaxations
Attributes
Site Coverage
Floor Space Ratio
Building Area (gross)
Height
Front Yard Setback
Rear Yard Setback
Side Yard Setback
(north along Wood
St)
Side Yard Setback
Off-street parking
Visitor Parking
Bicycle Parking

RT-3 Zoning
(Maximum)
40%
0.8
-

Proposed

Relaxations
2.5%
-

10.7 m (35 ft.)
Minimum
3.04 m (10 ft.)
4.57 m (15 ft.)
4.57 m (15 ft.)

42.5%
0.8
66.2 sq.m. (713.12
sq.ft.
11.93 m (39.16 ft.)
Proposed
0.751 m (2.46 ft.)
0.91 m (3 ft.)
4.17 m (13.7 ft.)

1.23 m (4.03 ft.)
Variances
2.28 m (7.5 ft.)
3.66 m (12 ft.)
0.4 m (1.31 ft.)

4.57 m (15 ft.)
Required
Required: 8 spaces
Required: 1 space
Required: 7 spaces

7.22 m (23.68 ft.)
Proposed
5 spaces
0 spaces
10 spaces

Variances
3 spaces
1 space
-

Porch Encroachment
The Slovak Hall has an existing unenclosed porch that encroaches onto the City road rightof-way by 0.66 m (2.15 ft.). The applicant proposes to retain the porch which would
function as one of three entrances to townhouse unit #1. Maintaining the porch is consistent
with maintaining the historic integrity of the front façade of the Heritage Hall.
The applicant would be required to enter into a porch encroachment agreement which would
be processed as part of the Off-site Works and Services Agreement.
5.0

DISCUSSION

5.1

Heritage Benefit

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

As noted earlier in this report, the applicant is requesting relaxations to the front, rear and
side yard setbacks, site coverage, height, off-street parking, visitor parking, and an
encroachment for the Slovak Hall’s unenclosed porch onto a City road right-of-way. These
are being evaluated against the Queensborough Townhouse Districts (RT-3) zoning
regulations, which is a conventional zone used for townhouse developments in
Queensborough.
The proposed relaxations are considered a reasonable exchange for the retention and
rehabilitation of a valuable heritage resource (Slovak Hall):
 The setbacks would facilitate the building being situated closer to the Wood Street
and Ewen Avenue to activate the street frontages.
 The increase of 2.5% site coverage may be considered as a nominal increase.
 The increase in height of 1.23 m (4.03 ft.) may also be considered as a nominal
increase and still be consistent with the massing of buildings within the
neighbourhood.
 The decrease in the off-street parking and visitor parking is reasonable since the
property is situated on the Wood Street Greenway and the Ewen Avenue Great Street
pedestrian and transit corridor.
 The retention of a porch that has some heritage significance is desirable.
The Advisory Planning Commission notes that the retention of the heritage building and
increased density on the site via the provision of family-friendly units justifies the
relaxations requested by the applicant. The Community Heritage Commission and New
Westminster also support the proposed relaxations.
5.3

Design of the Townhouse Infill

The three new townhouse units at the rear of the Hall would be contemporary in design,
though have a similar height and overall massing as the Hall. The units are designed to face
the Wood Street frontage which is intended to create a connection between the public and
private realm. The materials would be contemporary, such as cementitious siding and vinyl
casement windows. The new townhouse units would contain balconies at a height of 3
metres (10 feet) from the surface facing the internal driveway (east), and roof top patios
along Wood Street (west elevation). The use of contemporary design is consistent with the
approach of the “Standards and Guidelines for the Conservation of Historic Places in
Canada”, as it demonstrates the change in the building over time and distinguishes the new
intervention from the historic fabric.
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Architectural elevations, which show the design of the new townhouses, are included in this
report as Attachment 1.
Building Separation of Townhouse Infill
In the initial stages of the review process, staff identified potential over-look issues from the
proposed decks of townhouse units 3, 4 and 5 to the neighbouring properties, primarily to the
east at 641 Ewen Avenue, and somewhat to the north at 303 Wood Street. To address this
issue, the applicant provided a building separation diagram to the site at 641 Ewen Avenue
which could be impacted by all three units (see Attachment 10). The diagram shows the
balcony level at an elevation of 3 metres (10 feet) and the roof top deck at 8.9 metres (29
feet). The roof top decks are located toward Wood Street and would not be able to overlook
641 Ewen Avenue. The balconies would be at an elevation similar to where windows would
be located if a single detached dwelling were constructed on the subject site, are separated
from the adjacent building by 7.2 metres (23.6 feet), and would be screened by three existing
mature trees proposed to be retained along the shared property line, all of which are
considered reasonable. The 303 Wood Street property is separated from the subject site by a
City lane right-of-way, which provides sufficient distance from the end unit balcony and
deck.
5.4

Building Massing

The proposed building massing is similar to what could be achieved on the site under current
zoning entitlements. Should redevelopment of the subject site occur in the current RQ-1
Zone, a two-lot subdivision may occur resulting in two single detached dwellings. A house
may be constructed at a height of 6.4 metres (21 feet), measured to the midpoint of the roof
slope, and as close as 1.22 metres (4 feet) to the east property line.
Although the proposed building would be 11.93 metres (39.16 feet), it would only be this
height at the rear half of the site, and would have a side yard setback of 7.22 metres (23.68
feet). The proposed scale and massing of the multi-unit building would generally be within
the context of the surrounding neighbourhood. Diagrams comparing the proposed site plan
and what could be built under existing entitlements are included in Attachment 11.
5.5

Shadow Study

The applicant has submitted a shadow study for both the townhouse scenario and for the
single detached dwelling scenario (i.e. two lot subdivision). The Study indicates that each
scenario can cast additional shade on the neighbour’s yard at some times of the year. For
example, the proposed development would cast more shade in early spring, and a single
detached dwelling would cast more in late summer and early winter. The Study also
indicates that the proposed 7.22 m (23.68 ft.) side yard setback would ensure access to
natural light and ventilation.
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The shadow studies are located within the architectural project drawings (see Attachment 1
– Project Drawings).
5.6

Trees and Landscaping

The applicant has submitted an Arborist Report which is currently being reviewed by staff as
part of the Tree Permit application. The applicant is proposing the following:
 Retain three trees located along the east property line, which are shared with the
neighbour at 641 Ewen Avenue.
 Retain the existing Willow tree located at the southwest corner of the property.
 Remove eight trees on-site.
 Plant seven new trees on-site.
 Plant four trees on the boulevard (city property).
A landscape plan has also been submitted which outlines a variety of tree and shrub species
around the perimeter of the site (see Attachment 1 – Project Drawings). A variety of
species have also been provided along the Wood Street and Ewen Avenue street frontage as
well as on the patio space of each unit. This landscaping would provide semi-private space
but still have a close connection to the public boulevard.
5.7

Parking and Vehicle Circulation

All parking would be contained on-site, at ground level, and located within the units. There
are a total of five off-street parking spaces proposed with no visitor parking. Access to the
site would be from the rear lane which connects to Wood Street. The applicant is proposing
ten long term bicycle parking spaces which are to be located within a fully enclosed area
located between the parking stalls for unit #1 and unit #2.
5.8

Streetscape Improvements

Streetscape improvements would be required along Wood Street and the rear lane in
accordance with City standards. An Off-Site Works and Services Agreement is required at
the Building Permit stage. A copy of the Engineering Services Memorandum which outlines
the requirements of the Off-Site Works and Services Agreement is attached as Attachment 5
to this report.
Ewen Avenue, which is the main east-west corridor that runs the length of Queensborough,
is identified as one of the City’s “Great Streets” in the Master Transportation Plan (MTP),
designated as a major collector road, and part of the greenway/bikeway network. The Ewen
Avenue street frontage was built in early 2017. Wood Street is designated as a local road
and is also a part of the greenway/bikeway network. A road design profile for Wood Street
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has been provided which is currently under review by the Engineering Department and will
be finalized at the Building Permit stage.
The proposed project would contribute to the objective of the MTP to enhance the Wood
Street corridor by restoring and providing architectural detail to an existing heritage building
as well as to the new townhouse portion.
5.9

Site Drainage

The drainage plan would be reviewed as part of the civil plans by the Engineering
Department and staff will ensure that all drainage is addressed on-site. The City is working
on a functional drainage design for the area of Queensborough in which the subject property
is located. There is new sewer installation on Ewen Avenue which will alleviate drainage
impacts. Staff will be providing updates on an implementation plan to the community in the
coming months.
5.9.1 Queensborough Community Plan Text Amendment
Concurrent with this application, the City is bringing forward the required OCP amendment
to the (RL) Residential – Low Density designation. The proposed amendment is consistent
with the City’s intent for a future update of the Queensborough Community Plan, which
would add policy language in support of creative approaches to retaining heritage assets,
similar to that of the Official Community Plan. The following amendment to the RL
designation is proposed:
(RL) Residential – Low Density – this area will include low density residential uses
including single detached houses, houses with a secondary suite, duplexes, detached
townhouses, low density multi-family uses, places of worship, and may contain small
scale local commercial uses such as home occupations and corner stores. Through a
Heritage Revitalization Agreement, or similar tool, a property may be eligible for
incentives such as a smaller minimum lot size, an increase in density, or reduced
parking requirements, which would make it viable to conserve assets with heritage
merit. A Heritage Revitalization Agreement may also be used to permit single
detached dwellings on a compact lot, triplexes, quadraplexes, cluster houses, infill
townhouses, infill rowhouses, and other equivalent ground oriented housing forms, or
to formalize an existing, larger scale land use such as a low rise or a place of worship.
Further refinements would be made to the other land use designations in the Queensborough
Community Plan at a later date.
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A summary of the public consultation process is outlined below.
The applicant held an Open House at the Queensborough Community Centre on June 27,
2018 and on September 4, 2018. Two members of the public attended the first meeting and
no one attended the second meeting. While the two members of the public were generally
supportive of the project, there were concerns raised regarding privacy and site drainage and
the impact on the adjacent site to the east at 641 Ewen Avenue.
The applicant attended the Queensborough Residents Association (QRA) meeting on June
12, 2018 and provided a presentation with a question/answer period. The QRA was in
favour of the project and has provided a letter of support.
A Public Consultation Summary Report is attached as Attachment 8 to this report.
6.2

Community Heritage Commission

The project design was presented by the applicant to the Community Heritage Commission
on May 29, 2018. The Commission approved the following motion after their consideration
of the project.
MOVED and SECONDED
THAT the Community Heritage Commission recommend that City Council support the
Heritage Revitalization Agreement application for 647 Ewen Avenue.
CARRIED
All members of the Commission present voted in favour of the motion.
A copy of the May 29, 2018 NWDP Report and Meeting Minutes can be viewed at the
following links (scroll to Item 5.1)
https://www.newwestcity.ca/database/files/library/CHC_2018_May_29___Agenda_FULL__
_pgnumbers.pdf
https://www.newwestcity.ca/database/files/library/CHC_2018_MAY_29_Minutes.pdf
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New Westminster Design Panel

The project design was presented by the applicant to the New Westminster Design Panel on
July 24, 2018. The Panel approved the following motion after their consideration of the
project.
MOVED and SECONDED
THAT the New Westminster Design Panel support the project as presented, with
consideration of comments from the panel.
CARRIED
One member voted in opposition to the motion.
A copy of the July 24, 2018 NWDP Report and Meeting Minutes can be viewed at the
following links (scroll to Item 4.4)
https://www.newwestcity.ca/database/files/library/AGENDA_PACKAGE_Part_2..___July_
24_2018.pdf
https://www.newwestcity.ca/database/files/library/NWDP_2018_Nov_27_Minutes.pdf
6.4

Advisory Planning Commission

The proposed Official Community Plan Amendment and Heritage Revitalization Agreement
applications were presented to the Advisory Planning Commission on November 20, 2019.
The Panel approved the following motion after their consideration of the project.
MOVED and SECONDED
THAT the Advisory Planning Commission support the proposed Official Community Plan
Text Amendment and Heritage Revitalization Agreement applications for 647 Ewen Avenue.
CARRIED
All members of the Commission present voted in favour of the motion.
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that the City directs resources to the
resolution of flood management issues, specifically as it relates to the proposed development
at 647 Ewen Avenue, and related neighbourhood concerns.
CARRIED
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All members of the Commission present voted in favour of the motion. A discussion of the
response to the APC recommendation regarding the flood management issues is included in
the Discussion Section of this report.
A copy of the November 20, 2018 APC Report and Meeting Minutes can be viewed at the
following links (scroll to Item 4.1)
https://www.newwestcity.ca/database/files/library/APC_2018_NOV_14___AGENDA_PAC
KAGE(1).pdf
https://www.newwestcity.ca/database/files/library/APC_2018_NOV_20_Minutes.pdf
6.5

Official Community Plan Consultation Summary

As per Section 475 and 476 of the Local Government Act a report was presented to Council
on August 27, 2018 meeting to identify opportunities for consultation with those parties that
may be affected by a proposed Official Community Plan amendment for the development
application. The application is going to be referred to the following First Nations and
agencies (as identified below) in the form of a letter:
a) Cowichan Tribes
b) Halalt First Nation
c) Hwlitsum First Nation
d) Katzie First Nation
e) Kwantlen First Nation
f) Lyackson First Nation
g) Lake Cowichan First Nation
h) Musqueam Indian Band
i) Penelakut Tribe
j) Qayqayt First Nation
k) Semiahmoo First Nation
l) Sto:lo Nation
m) Stz’uminus First Nation
n) Tsawwassen First Nation
o) Tsleil-Waututh Nation
p) Ministry of Transportation and Infrastructure
q) the Board of Education of School District 40
Staff will provide a summary of feedback from the above-noted recipients in a future report
to Council anticipated for the May 27, 2019 Regular Meeting of Council, should LUPC
recommend Council consideration of First and Second Readings.
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Memorandums confirming that the proposed OCP amendment has been considered in
conjunction with the City’s Capital Expenditure Program as contained in the Five Year
Financial Plan and the Region’s Solid Waste Management Plan and Liquid Waste
Management Plan are included with Official Community Plan Amendment Bylaw No. 8122,
2019, in Attachment 9.
7.0

REVIEW PROCESS

The project has undergone the following steps in the review process.
#
1
2
3
4

5
6
7

Application Review Stage
Official Community Plan (OCP) Text Amendment and
Heritage Revitalization Agreement (HRA) preliminary report
to the Land Use and Planning Committee
OCP and HRA applications circulated to City Departments for
review
Land Use and Planning Committee Report to Council
Council consideration of a report on consultation requirements
for the OCP Text Amendment as required by Sections 475 and
476 (formally sections 879 and 881) of the Local Government
Act
Review of the HRA by the Community Heritage Commission
Review of the HRA by the New Westminster Design Panel
Applicant-led Public Open House

8 Presentation to the Queensborough Residents’ Association
10 Review of the OCP Amendment and HRA by the Advisory
Planning Commission
11 Land Use and Planning Committee referral of applications to
Council for consideration of First and Second Reading of
Bylaws
Proposed Next Steps:
12 Council consideration of First and Second Reading of Bylaws
13 Public Hearings and Council consideration of Third Reading
of Bylaws
14 Referral of bylaws to Ministry of Transportation and
Infrastructure.
15 Completion of Adoption Requirements
16 Consideration of adoption of Bylaws
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ADOPTION AND SERVICING REQUIREMENTS

Prior to the Official Community Plan Amendment bylaw, Heritage Revitalization Agreement
and Heritage Designation bylaws being brought forward for Council’ s consideration of
adoption, the following must be agreed to and/or completed:
 Satisfaction of Engineering Off-Site Works and Servicing Requirements;
 Deposit of a Letter of Credit for the on-site landscaping; and,
 Appendix 2 of the Heritage Revitalization Agreement Bylaw (confirmation of
commitment) signed by a Canadian Association of Heritage Professionals (CAHP)
heritage professional.
9.0

INTERDEPARTMENTAL LIASON

Staff from Engineering, Parks and Recreation, Electrical,and Development Services have
been involved with the review of this development proposal and comments have been
incorporated within this report.
10.0 OPTIONS
There are five options for consideration by the Land Use and Planning Committee:
1. That the Land Use and Planning Committee recommend that Council consider
Official Community Plan Amendment Bylaw No. 8122, 2019;
2. That the Land Use and Planning Committee recommend that Council consider
Official Community Plan Amendment Bylaw No. 8122, 2019 in conjunction with the
City’s Capital Expenditure Program as contained in the Five Year Financial Plan and
the Region’s Solid Waste Management Plan and Liquid Waste Management Plan, and
which are deemed to be consistent with said program and plan in accordance with
Section 477(3)(a) of the Local Government Act;
3. That the Land Use and Planning Committee recommend that Council consider
Official Community Plan Amendment Bylaw No. 8122, 2019 for Second Reading,
and forward the Bylaw to Public Hearing on June 24, 2019;
4. That the Land Use and Planning Committee recommend that Council consider
Heritage Revitalization Agreement Bylaw (647 Ewen Avenue) No. 8068, 2019 and
Heritage Designation Bylaw (647 Ewen Avenue) No. 8069, 2019 for First and Second
Reading and forward the bylaws to a Public Hearing on June 24, 2019.
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5. That the Land Use and Planning Committee recommend that Council provide staff
with alternative direction.
Staff recommends Option 1, 2, 3, and 4.

ATTACHMENTS
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment

1: Project Drawings
2: Site Location Map
3: HRA Bylaw No. 8068, 2019
4: Heritage Designation Bylaw No. 8069, 2019
5: Engineering Servicing Memorandum
6: Design Rationale
7: Land Use Rationale
8: Public Consultation Summary Report
9: OCP Amendment Bylaw No. 8122 with Engineering and Finance
10: Visual Representation from Decks
11: Visual Representation of a Townhouse vs Single Detached Development

This report has been prepared by:
Hardev Gill, Planning Technician
This report was reviewed by:
Jackie Teed, Manager, Planning

Emilie K Adin, MCIP
Director of Development Services
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Columnar tree planted on axis of
window - views from inside to out
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Low fence (3-4' ht) to run south along
west Property Line and turn east
towards house. Fence is to deJne
MH
private property.

Retaining wall at Property Line to
hold up grade for new sidewalk
and retain existing grade around
protected willow tree

Optional rock stack wall to transition
new retaining wall into existing
grades that slope down from sidewalk
to willow tree
Privacy planting along south edge to
provide privacy and security to front
yard
Tree Protection as per arborist report

Stacked boulders to hold up grade for new
sidewalk to front door

Steps down to lawn area. Meet existing
grades to retain tree. Precast concrete
treads placed on compacted base. No
excavation required. All work to be carried
out under supervision of arborist

Stepping stones on mulch over
rootzone. No excavation . All work
performed under arborist supervision

Existing Willow Tree to be protected and retained

By:

bearmark
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design & landscape ltd.
www.bearmarkdesign.com
t: 604 319-9346
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Streetscape design to approval of CIty
of New Westminster Engineering

WOOD STREET
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Heritage Revitalization Bylaw
No. 8068, 2019
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CORPORATION OF THE CITY OF NEW WESTMINSTER
HERITAGE REVITALIZATION AGREEMENT (647 Ewen Avenue)
BYLAW NO. 8068, 2019
A Bylaw to enter into a Heritage Revitalization Agreement under Section 610
of the Local Government Act
______________________________________________________________________________
WHEREAS the City of New Westminster and the owner of the property located at 647 Ewen
Avenue, New Westminster, British Columbia wish to enter into a Heritage Revitalization
Agreement in respect of that property;
NOW THEREFORE, the Council of the City of New Westminster enacts as follows:
1

Citation
1.

2

This Bylaw may be cited as “Heritage Revitalization Agreement (647 Ewen Avenue)
Bylaw No. 8068, 2019”.

Heritage Revitalization Agreement
2.

The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered owner of that property located at 647 Ewen Avenue, New Westminster,
British Columbia, legally described as PID: 013-039-067 Lot 1 Block 27 District Lot 757
Group 1 Plan 2620 and PID: 013-039-083 Lot 2 Block 27 District Lot 757 Group 1 Plan
2620.

3.

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

READ A FIRST TIME this __________ day of _______________, 2019.
READ A SECOND TIME this ________ day of ________________, 2019.
PUBLIC HEARING held this ________ day of ________________, 2019.
READ A THIRD TIME this _________ day of _________________, 2019.
ADOPTED this ________ day of ______________, 2019.

Mayor

City Clerk

Back to Agenda

2
SCHEDULE “A”
HERITAGE REVITALIZATION AGREEMENT (647 Ewen Avenue)

THIS AGREEMENT dated for reference the 12th day of March 2019, is

BETWEEN:
SATNAM SINGH SIDHU, 23137 Willett Avenue, Richmond, British
Columbia, V6V 3C6
(the “Owner”)
AND:
CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal
Avenue, New Westminster, British Columbia, V3L 1H9
(the “City”)

WHEREAS:
A.

The Owner is the registered owner in fee simple of the lands and all improvements
located at 647 Ewen Avenue, New Westminster, British Columbia, legally described as
PID: 013-039-067 Lot 1 Block 27 District Lot 757 Group 1 Plan 2620 and PID: 013-039083 Lot 2 Block 27 District Lot 757 Group 1 Plan 2620 (the “Lands”);

B.

There is one principal building currently situated on the Lands, known as Slovak Hall (the
“Heritage Hall”) which is shown on the design plan attached as Appendix 4 (the ”Design
Plans”);

C.

The Owner wishes to make certain alterations and restorations to the Heritage Hall,
including the development of two townhouses within the existing Heritage Hall
(collectively, the “Work”) and the construction of three additional townhouses at the
rear of the Lands fronting onto Wood Street as shown on the Design Plans (the “New
Buildings”);

D.

The Owner intends to apply to the City’s Approving Officer for approval to file a
stratification plan (the “Stratification Plan”) in the Land Title Office in order to
separately sell each of the five townhouse units to be constructed on the Lands;
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E.

The City and the Owner agree that the Heritage Hall has heritage value and should be
conserved;

F.

Section 610 of the Local Government Act, RSBC 2015, Chapter 1 authorizes a local
government to enter into a Heritage Revitalization Agreement with the owner of
heritage property, and to allow variations of, and supplements to, the provisions of a
bylaw or a permit issued under Part 14 or Part 15 of the Local Government Act;

G.

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

THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid
by each party to the other and for other good and valuable consideration (the receipt of which
each party hereby acknowledges) the Owner and the City each covenant with the other
pursuant to Section 610 of the Local Government Act as follows:
3

Heritage Designation
1.

4

The Owner irrevocably agrees to the designation of the Heritage Hall as protected
heritage property, in accordance with Section 611 of the Local Government Act, and
releases the City from any obligation to compensate the Owner in any form for any
reduction in the market value of the Lands or the Heritage Hall that may result from the
designation.

Conservation Work
2.

Upon execution of this Agreement, the Owner shall promptly commence the
rehabilitation, and restoration of the Heritage Hall (the “Work”) in strict accordance
with the Heritage Conservation Plan prepared by James D. Burton, Architect AIBC,
Birmingham & Wood Architects and Planners, February, 2018, a copy of which is
attached as Appendix 1 (the “Conservation Plan”).

3.

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

4.

The Owner shall obtain written approval from the City’s Director of Development
Services for any changes to the Work, and obtain any amended permits that may be
required for such changes to the Work, including a building permit and heritage
alteration permit as required by the City.

5.

The Owner agrees that the City may, notwithstanding that such a permit may be
issuable under the City’s zoning and building regulations and the BC Building Code,
withhold a building permit applied for in respect of the Work to the Heritage Hall if the
Doc # 1289086
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work that the Owner wishes to undertake is not in accordance with the Conservation
Plan or the Design Plans.
6.

The Work shall be done at the Owner’s sole expense in accordance with generally
accepted engineering, architectural, and heritage conservation practices. If any conflict
or ambiguity arises in the interpretation of Appendix 1, the parties agree that the
conflict or ambiguity shall be resolved in accordance with the Standards and Guidelines
for the Conservation of Historic Places in Canada, 2nd edition, published by Parks Canada
in 2010.

7.

The Owner shall erect throughout the course of the Work, a sign of sufficient size and
visibility to effectively notify contractors and tradespersons entering onto the Lands that
the Work involves protected heritage property and is being carried out for heritage
conservation purposes.

8.

The Owner shall, at the Owner’s sole expense, and throughout the course of the Work,
engage a member of the Architectural Institute of British Columbia, or the Canadian
Association of Heritage Professionals with specialization in Building or Planning (the
“Registered Professional”) to oversee the Work and to perform the duties set out in
section 9 of this Agreement.

9.

The Registered Professional shall:
(a)

prior to commencement of the Work, and at any time during the course of the
Work that a Registered Professional has been engaged in substitution for a
Registered Professional previously engaged by the owner, provide to the City an
executed and sealed Confirmation of Commitment in the form attached as
Appendix 2 and, if the Registered Professional is a member of the Canadian
Association of Heritage Professionals, the Registered Professional shall provide
evidence of their membership and specialization when submitting such executed
and sealed Confirmation of Commitment;

(b)

supervise the Work and ensure compliance of the Work with the Conservation
Plan in Appendix 1;

(c)

provide regular reporting to the City’s Director of Development Services on the
progress of the Work;

(d)

upon substantial completion of the Work, provide to the City an executed and
sealed Certification of Compliance in the form attached as Appendix 3; and

(e)

notify the City within one business day if the Registered Professional’s
engagement by the Owner is terminated for any reason.
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7

Construction of New Buildings
10.

The Owner shall construct the New Buildings in strict accordance the Design Plans and
specifications prepared by Birmingham & Wood Architects and Planners, dated
February, 2018, pages A0.1, A0.2, A1.0, A1.1, A1.2, A1.3, A2.0, A2.1, and A3.0 attached
as Appendix 4, full-size copies of which plans and specifications are on file at the New
Westminster City Hall.

11.

Prior to commencement of the construction of the New Buildings, the Owner shall
obtain from the City all necessary permits and licenses.

12.

The Owner shall obtain written approval from the City’s Director of Development
Services for any changes to the New Buildings, and obtain any amended permits that
may be required for such changes, including a building permit.

13.

The Owner agrees that the City may, notwithstanding that such a permit may be
issuable under the City’s zoning and building regulations and the BC Building Code,
withhold a building permit applied for in respect to the New Buildings if the work that
the Owner wishes to undertake is not in accordance with the Design Plans.

Landscaping
14.

The Owner shall carry out and complete, at the Owner’s sole expense, all landscaping
works (the “Landscaping Work”) shown in the landscape plan prepared by Bearmark
Design & Landscape Ltd., referred to as drawing L01 and included with the Design Plans
attached hereto as Appendix 4.

15.

The Owner shall deposit with the City an amount equivalent to 125% of the value of a
cost estimate of the Landscaping Work, as prepared by a member of the British
Columbia Society of Landscape Architects and approved by the City, to be held as
security (the “Landscaping Security”). The Landscaping Security would be returned to
the Owner upon completion of the Landscaping Work in strict accordance with the
Design Plans, to the satisfaction of the Director of Development Services.

Variances to City’s Zoning Bylaw
16.

8

5

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

Timing and Phasing
17.

The Owner shall commence and complete all actions required for the completion of the
Work, as set out in the Conservation Plan in Appendix 1, within four years following the
date of adoption of the Bylaw authorizing this Agreement.
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18.

The Owner shall not construct the New Buildings, other than foundations, until
the Owner has completed at least 25% of the Work in respect of the Heritage Hall as set
out in the Conservation Plan, to the satisfaction of the Registered Professional and the
City’s Director of Development Services.

19.

The City may, notwithstanding that such an inspection may be issuable under the
City’s zoning and building regulations and the BC Building Code, withhold an
inspection related to rain screening for the New Buildings if the Owner has not
completed at least 50% of the Work in respect of the Heritage Hall as set out in the
Conservation Plan, to the satisfaction of the Registered Professional and the city’s
Director of Development Services.

20.

The City may, notwithstanding that a final inspection may be issuable under the
City’s zoning and building regulations and the BC Building Code, withhold a final
inspection or occupancy certificate applied for in respect of the New Buildings or the
new townhouses within the Heritage Hall if the Owner has not completed the Work
with respect to the Heritage Hall to the satisfaction of the City’s Director of
Development Services.

21.

The City may, notwithstanding that such a permit may be issuable under the City’s
zoning and building regulations and the BC Building Code, withhold a building permit
or permit revision applied for in respect of the Work to the Heritage Hall or
the construction of the New Buildings if the Owner has not completed the Work to
date to the satisfaction of the City’s Director of Development Services.

22.

The Owner shall commence and complete all actions required for the completion of
the New Buildings and Landscaping Work, as set out in the Design Plans in
Appendix 4, within four years following the date of adoption of the Bylaw
authorizing this Agreement.

23.

The owner shall enter into an Off-Site Works and Services Agreement as a condition of
the Building Permit for any building.

24.

Upon completion of the Work to the satisfaction of the Director of
Development Services and submission by the Registered Professional of the
Certification of Compliance attached hereto as Appendix 3, the Owner may
apply to the City’s Approving Officer for approval to file the Stratification Plan in the
Land Title Office.
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Inspection
25.

10

11

7

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

Damage to or Destruction of Heritage Hall
26.

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

27.

If, in the opinion of the City, the Heritage Hall is completely destroyed, the Owner shall
construct a replica, using equivalent contemporary materials if necessary, that complies
in all respects with the Conservation Plan in Appendix 1 and with City of New
Westminster Zoning Bylaw No. 6680, 2001, as amended, and as varied by this
Agreement, after having obtained a heritage alteration permit and any other necessary
permits and licenses.

28.

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

29.

If the Heritage Hall is damaged during the course of construction of the New Buildings,
the City may, notwithstanding that a final inspection may be issuable under the City’s
zoning and building regulations and the BC Building Code, withhold a final inspection
applied in respect of the New Buildings or the new townhouses within the Heritage Hall,
if the Owner has not repaired the damage to the satisfaction of the Director of
Development Services.

Ongoing Maintenance
30.

Following completion of the Work, the Owner shall maintain the Heritage Hall in good
repair in accordance with the maintenance requirements set out in the Conservation
Plan in Appendix 1 and the maintenance standards set out in the City of New
Westminster Heritage Property Maintenance Standards Bylaw No. 7971, 2018, as
amended or replaced from time to time, and, in the event that Bylaw No. 7971 is
repealed and not replaced, the Owner shall continue to maintain the Heritage Hall to
the standards that applied under Bylaw No. 7971 immediately prior to its repeal.
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Conformity with City Bylaws
31.

13

The Owner acknowledges and agrees that, except as expressly varied by this Agreement,
any development or use of the Lands, including any rehabilitation, restoration, and
repairs done with respect to the Heritage Hall, must comply with all applicable bylaws of
the City.

No Application to Building Interiors
32.

14

8

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

Subdivision by Strata Plan
33.

If the Lands, or any portion thereof, are subdivided by a strata plan, this Agreement will
charge title to the strata lots and the common property comprising such a strata plan
and:
(a) The covenant and obligations herein will be registered against each
individual strata lot and noted on the common property sheet;
(b) The strata corporation created will perform and observe the Owner’s
covenants in this agreement, solely at the expense of the strata lot owners;
and
(c) The liability of each strata lot owner for the performance and observance of
the Owner’s covenants herein will be in proportion to the unit entitlement of
his, her or its strata lot as established by the strata plan,
provided that, if the Lands are first subdivided by air space plan and then one or more of
these parcels are further subdivided by strata plan, the easements and covenants
registered concurrently with the air space plan may designate the air space parcel or the
remainder, and therefore the strata corporation, responsible to perform and observe
the Owner’s covenants in this Agreement.
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Future Alterations
34.

Following completion of the Work in accordance with this Agreement, the Owner shall
not alter the heritage character or the exterior appearance of the Heritage Hall, except
as permitted by a heritage alteration permit issued by the City.
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Statutory Authority Retained
35.

17

18

9

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
36.

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.

37.

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

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

(b)

any loss or damage of any nature whatsoever, howsoever caused to the Lands,
or any improvements or personal property thereon belonging to the Owner or to
any other person, arising directly or indirectly from compliance with the
restrictions and requirements in this Agreement, wrongful or negligent failure or
omission to comply with the restrictions and requirements in this Agreement or
refusal, omission or failure of the City to enforce or require compliance by the
Owner with the restrictions or requirements in this Agreement or with any other
term, condition, or provision of this Agreement.

No Waiver
38.

No restrictions, requirements, or other provisions of this Agreement shall be deemed to
have been waived by the City unless a written waiver signed by an officer of the City has
first been obtained, and without limiting the generality of the foregoing, no condoning,
excusing or overlooking by the City on previous occasions of any default, nor any
previous written waiver, shall be taken to operate as a waiver by the City of any
subsequent default or in any way defeat or affect the rights and remedies of the City.
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Enforcement of Agreement
39.

The Owner acknowledges that it is an offence under Section 621(1)(c) of the Local
Government Act to alter the Lands or the Heritage Hall in contravention of this
Agreement, punishable by a fine of up to $50,000.00 or imprisonment for a term of up
to 2 years, or both.

40.

The Owner acknowledges that it is an offence under Section 621(1)(b) of the Local
Government Act to fail to comply with the requirements and conditions of any heritage
alteration permit issued to the Owner pursuant to this Agreement and Section 617 of
the Local Government Act, punishable in the manner described in the preceding section.

41.

The Owner acknowledges that, if the Owner alters the Lands or the Heritage Hall in
contravention of this Agreement, the City may apply to the British Columbia Supreme
Court for:
(a)

an order that the Owner restore the Lands or the Heritage Hall, or both, to their
condition before the contravention;

(b)

an order that the Owner undertake compensatory conservation work on the
Lands or the Heritage Hall, or both;

(c)

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

(d)

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

42.

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

43.

The Owner acknowledges that the City may file a notice on title to the Lands in the Land
Title Office if the terms and conditions of this Agreement have been contravened.
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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.
45.

20

Interpretation
46.

21

Notwithstanding anything to the contrary contained herein, no party shall be liable
under any of his, her or its respective covenants and agreements contained herein
where such liability arises by reason or any act or omission occurring after such party
ceases to have any further interest in the Lands.

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

Headings
47.

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

Appendices
48.
22

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

Number and Gender
49.

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.
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Successors Bound
50.

All restrictions, rights and liabilities herein imposed upon or given to the respective
parties shall extend to and be binding upon their respective heirs, executors,
administrators, successors and assigns.

IN WITNESS WHEREOF the Owner and the City have executed this Agreement as of the date
written above.

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

Satnam Singh Sidhu

CORPORATION OF THE CITY OF NEW WESTMINSTER
by its authorized signatories:

Mayor:

City Clerk:
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APPENDIX 1
CONSERVATION PLAN
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W O O D

231 Carrall Street,
Va n c o u v e r , B.C. Ca n a d a , V6 B 2 J 2
604.687.1594
bwarc.ca

A R C H I T E C T S

•

PLANNER S

Partners: Sandra M. Moore, Architect AIBC
James D. Burton, Architect AIBC

S LOVA K HA LL
C ON S E RVAT ION P L A N
647 E W E N AV E N U E , QU E E N S B OR OU GH
N E W W E S T MIN S T E R , B .C .
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1.0

INTRODUCTION

A dd r ess: 647 E w en Avenue, Queensborough, N ew Westminster, B .C .
H isto r ic N ame: R oyal C ity N at ional S lovak S ociety H ome ( S lovak H a ll)
D ate o f C onstr u ct i on: 1939
The R oyal C ity N ational S lovak S ociet y H ome ( w hich hereafter in this r eport w ill be called the S lovak
H all), follow ing a period of several decades of ada ptive r e-use as a daycare centr e, is now pr o posed to be rehabilit ated t o form t w o residential u nits as par t of a five- unit ground- oriented housing
scheme.
The development proposal makes ref erence to a S tate ment of S ignificance pr epar ed by D enise C ook
D esign, w hich out lines the heritage values and char acter -defining elements of the building and its sit ing. The proposed development includes the r emoval of tw o additions on the nor th end of the original
hall building, t o be replaced w ith a new nor th end addition that is thr ee tow nhouse units facing Wood
S t reet.
The historic original hall struct ure is proposed to be set on new foundations w ith its main floor leve l
raised to meet N ew Westminst er ’s elevation r equirem ents in the Queensbor ough floodplain. The char act er-defining gabled roof form and f ront facade ar e being r etained, as w ell as the or iginal door and
w indow openings on the front facade. In or der to m ake the histor ic str uctur e viable as a component
of the development, dormers w ill be added on the ea st and w est flanks of the histor ic gabled building
form, replacing a small gabled dormer curr ently fac ing w est. The east facing gable- roof building w ing
is being ret ained.
The conservat ion of the S lovak H all is based on P ar ks C anada’s S tandards and Guidelines for C on ser vation of H istor ic P laces in C anada . It outlines the aspects of the building to be p r eserved,
restor ed and r ehabilitat ed as par t of the over all a daptive re- use r ehabilitation.

9
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2.0

CONSERVATION GUIDELINES

2.1 S TA N D A R D S A N D GU ID E L I N E S
The S lovak H all is a signif icant hist orical resourc e in the Queensbor ough neighbour hood. The P arks
C anada S tandar ds and Guidelines for C onser vation of H istor ic P laces in C anada is the sour ce used
to assess the appropriat e level of conser vation. U nder the S tandards and Guidelines , the w ork pr o posed for t he S lovak H all includes aspects of pr ese rvation, r estor ation, and rehabilitation, as define d
below :
P r eser vat ion : the act ion or process of pr otecting, maintaining, and/or stabilizing the existing materi als, for m, and integrity of a historic place or of an individual component of the place, w hile pr otect ing
its her itage value.
R est or ation: t he action or process of accur ately r evealing, r e cover ing or r epresenting the state of a
histor ic place or of an individual component, as it appear ed at a particular per iod in its history, w h ile
protecting its herit age value.
R eh abilit ation: the act ion or process of making possible a continu ing or compatible contemporary
use of a historic place or an individual component, thr ough repair, alter ations, and/or additions, w hi le
protecting its herit age value.

S lo vak H all I nter ven ti o n s
Inter ventions to the S lovak H all should be based up on the S tandards outlined in the S tandar ds and
Guidelines, w hich are conservation principles of be st pr actice.
S tandar ds relat ing to all C onservation P r oj ects:
1.

C onserve t he heritage value of a histor ic place. D o not remove, replace, or
subst ant ially alter it s intact or r epairable char a cter - defining elements. D o not move a
part of a historic place if its cur rent location i s a char acter -defining element.

2.

C onserve changes t o a histor ic place, w hich over time, have become characterdefining elements in their ow n r ight.

3.

C onserve heritage value by adopting an appr oach calling for minimal intervention.

4.

R ecognize each hist oric place as a physical r eco rd of its time, place and use. D o not
create a f alse sense of histor ical development by adding elements from other histor ic
places or other propert ies or by combining featur es of the same proper ty that never
coexist ed.

5.

Find a use for a hist oric place that requir es mi nimal or no change to its character defining elements.

6.

P rot ect and, if necessary, stabilize a historic place until any subsequent intervention
is undert aken. P rot ect and preser ve ar chaeological resour ces in place. W her e ther e
is pot ent ial f or dist urbance of archaeological res our ces, take mitigation measur es to
limit damage and loss of infor mation.

7.

E valuate t he exist ing condition of char acter -def ining element to deter mine the
appropriat e int ervention needed. U se the gentlest means possible for any
int ervent ion. R espect her itage value w hen under tak ing an intervention.

10
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8.

Maintain charact er- def ining elements on an ongoi ng basis. R epair char acter -defining
element by reinf orcing t he mater ials using recogni zed conser vation methods. R eplace
in kind any extensively deteriorated or missing pa rts of char acter- defining elements,
w here t here are surviving pr ototypes.

9.

Make any intervention needed to pr eserve char ac ter- defining elements physically and
visually compat ible w it h the histor ic place and id entifiable upon close inspection.
D ocument any inter vent ion for futur e refer ence.

A dd ition al S tan d ar d s r el ati n g to R ehab ilitation
10.

R epair rather t han replace char acter -defining e lements. W her e char acter -defining
element s are too severely deter ior ated to repair, and w her e sufficient physical
evidence exists, replace them w ith new elements th at match the forms, mater ials and
det ailing of sound versions of the same elements. W here ther e is insufficient
physical evidence, make the for m, mater ial and det ailing of the new elements
compatible w it h t he char acter of the histor ic plac e.

11.

C onserve the her itage value and char acter -defin ing elements w hen creating any new
addit ions t o a historic place and any related new constr uction. Make the new w ork
physically and visually compatible w ith, subor dina te to and distinguishable fr om the
historic place.

12.

C reate any new additions or related new constr u ction so that the essential for m and
int egrity of a hist oric place w ill not be impair ed if the new w ork is removed in the
future.

A dd ition al S tan d ar d s r el ati n g to R estor at ion
13.

R epair rather t han replace char acter -defining e lements fr om the r estor ation period.
W here character-defining elements ar e too sever ely deter iorated to r epair and w here
sufficient physical evidence exists, r eplace them w ith new elements that match t he
forms, mat erials and detailing of sound versions o f the same elements.

14.

R eplace missing featur es fr om the restoration p eriod w ith new featur es w hose for ms,
mat erials and detailing are based on sufficient ph ysical, documentary and/or oral
evidence.

C on ser vation R efer en ces
The follow ing conservat ion r esour ces should be r efe r r ed to:
S tandards and Guidelines for t he C onservation of H i storic P laces in C anada, P arks C anada,
2010. ht t p://w w w. hist oricplaces.ca/en/pages/standar ds-nor mes/document.aspx
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3.0

CONSERVATION RECOMMENDATIONS

A condition r eview of the S lovak H all w as carr ied o ut dur ing a site visit in D ecember 2017. The rec ommendations for t he preservation and rehabilitatio n of the histor ic building ar e based on the sit e
review and archival document s t hat pr ovide some inf ormation about the or iginal appear ance of t he
histor ic building.
The f ollow ing chapter describes t he mat er ials, phys ical condition and recommended conser vation
strategy for t he S lovak H all based on P ar ks C anada S tandar ds & Guidelines for the C onser vation of
H istoric P laces in C anada .
3.1 S IT E
The S lovak H all is a small w ood-frame building situ ated tight to the E w en Avenue pr oper ty line ( the
front porch encr oaches ont o city property) near the southw est corner of the combined lots that f or m
the pr operty. The building is tw o st oreys ( the seco nd st orey is mostly concealed w ithin the gabled
roof form) , is designed in a vernacular residential style w ith a C olonial R evival false fr ont facade,
and is r are institut ional style building in the com munity of Queensborough. The or iginal H all has had
tw o additions built ont o its nor t h (back) end. The r emainder of the site is open, w ith a few matur e
trees. It should be not ed that t he E w en Avenue and Wood S treet r oad bads have been r aised, leaving
the building looking like it has sunken below str ee t level.
C onservation S trat egy: P reservation
•
•

P reserve the or iginal locat ion of the building. T he rehabilitation w or k should include the
pr ovision for t he cont inuance of the encr oachment of the r estored fr ont porch.
P reserve and rehabilit ate t he exterior façades of the building

3.2 OV E R A L L F OR M, S C A L E & MA S S I N G
The over all massing of the original port ion of the S lovak H all is char acter ized by a simple gabled
structur e w ith a false f ront . T he building has been built out through several renovations converting
from a hall to daycare space and residential space, . and included additions to the building at the
north end. The f r ont and side porches announce hist or ical entry points into the building.
The simple gabled building f orm w as varied on the e ast side w ith a gabled shallow w ing, and on the
w est side w it h a small gabled dormer.
The style of the H all’s front facade is unique and a strong par t of the inter est in the building, maki ng
it r ecognizably ot her t han a resident ial building. The building seems to have been or iginally con structed w ith st ucco cladding, alt hough the rear fa ce of the fr ont facade is clad w ith w ood siding..
C onservation S trat egy: P reservation
•

P reserve the over all f orm, scale and massing incl uding roof lines.

•

P reseerve t he hist oric f ront façade including fai thfulness to or iginal cladding mater ial (stucco
fr ont , w ood siding back)

•

The east gable- roof ed shallow w ing should be pr es erved and r estored.

12
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5.3 FOU N D ATION S
The f oundations of t he S lovak H all are in a decayed state and as such should be replaced to insure
the st ability and safety of t he building and occupa nts.
C onser vation S trat egy: P r eservation or R ehabilitati on.
•

E xist ing foundat ions should be r eplaced w ith pile /concr ete slab foundation. C oncr ete is a
suitable material.

To ensure the pr olonged int egrit y of the new founda tions, all landscaping should be separated from
the foundations at grade by a course of gravel or d ecor ative stones, w hich help prevent splash back
and assist drainage. N ew vegetat ion may assist in c oncealing the new ly exposed foundations, if de sir ed.
3.4 E X TE R IOR W OOD - F R A ME WA L L S
The exter ior w alls of the S lovak H all are clad in s tucco, except for the rear face of the false front
facade, w hich is w ood siding. The exist ing conditi on of the stucco is poor, often w ith cracked and
patched ar eas.
The condition of the rear w all of t he f alse fr ont i s fair to poor. E ffor t should be made to repair w ha t is
possible, otherw ise material beyond repair should b e r eplaced w ith siding to match.
C onservation S t rategy: R epair and R est or ation
•

D ue t o the integrit y of w ood f r ame str ucture, the exter ior w alls should be pr eser ved through
retention and in-sit u repair w or k if at all possib le.

•

P reser ve t he original w ood-frame str uctur e of the historic building.

•

P reser ve original siding, if possible, and clean sur face for repainting.

•

R eplace damaged siding t o mat ch existing in mater ial, size, pr ofile and thickness.

•

R eplace damaged stucco w ith new stucco to match t he textur e of the existing.

•

D esign st r uct ur al or seismic upgrades so as to mi nimize the impact to the character- defining
elements.

•

U t ilize A lter nate C ompliance Methods outlined in the B C B C for fir e and spatial separ ations
including installation of sprinklers w her e possibl e.

•

C leaning procedures should be under taken w ith non - destructive methods. A reas w ith
biological grow t h should be cleaned using a soft, natural br istle br ush, w ithout w ater,to
remove dirt and other material. If a more intense cleaning is required, this can be
accomplished w ith w ar m w at er, mild deter gent and a soft br istle br ush. H igh-pr essur e pow er
w ashing, abrasive cleaning or sandblasting should not be allow ed under any cir cumstances.

•

C ladding materials are t o be cleaned w ith a dr y n atural br istle br ush. A t no time should a
pow er w asher be used.

•

W her e paint is peeling, scrap and r emove loose ma terials in situ. If material is deemed not
stable and is t o be removed and r eset, anchor ing a nd nailing patter ns to be ver ified w ith
engineer prior t o w or k being under taken. N ails ar e to be set flush to sur face. P r ime and paint
using colour s specif ied by t he her itage consultant .
13
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•

P aints to be compatible w it h the original mater ia ls being used. Linseed oil paint to be used,
or an alt ernat e compatible primer and final finish ing paint. A test patch and mock- up
including paint and f inishes w ill be provided, and samples of dr essing w ork if r eplacement
component s are required.

3.5 W OOD TR IM
The w ood t rims on the exterior of t he S lovak H all i ncludes the fr ont and side por ches. The front
porch in part icular needs caref ul repair and/or res tor ation w or k.
C onservation S trat egy: R est or ation
•

R est ore t he curvilinear f ront porch r oof and its posts supports using the existing w ood
members as a guide. R epair any individual member s if r epair is possible.

•

R est ore any exist ing t rim w here not beyond repair, and w her e new mater ial is r equired, it is
to be visually physically compatible w ith the or ig inal. C ombed and/or textur ed lumber is not
accept able. H ardi- plank or other cementitious boar ds and/or panels ar e not acceptable.

3.6 F E N E S T R AT I ON
W indow s, doors and stor ef ront s are among the most c onspicuous feature of the simple H all. In addi tion to their f unct ion — providing light , view s, fr esh air and access to the building — their ar r ange ment and design of t he w indow s f acing E w en Avenue i s fundamental to the building’s appear ance and
heritage value. E ach element of f enestration is, in itself, a complex assembly w hose function and
operation must be considered as part of its conserv ation.
C onservation S trat egy: R est or ation
•

R est ore t he original w ood doors and w indow s of th e building, w her e new opening do not
pr eclude t he restoration (east and w est facades)

3.7 R OOF
The S lovak H all features a steep sloped roof struct ur e w ith overhangs and soffits. The roof is cur rently clad in multiple layers of asphalt shingles that are in very poor condition. In addition numer ous proj ections f or antennas, st acks and conduit ar e clearly visible, and been layered into the roof
assembly, and are causing w at er leakage on the inte r ior of the building.
C onservation R ecommendat ion: R ehabilitation
•

P reserve the or iginal design and shape of the roo f.

•

The roof should be re-shingled using asphalt shin gles, and inconspicuously coloured metal
flashings.

•

D esign and inst all an adequat e rain w ater disposa l system and ensure drainage fr om the site
( eg. w it h per imet er drainage). A luminum gutter s sh ould be ogee pr ofile, and follow the colour
schedule devised for integr ation w ith the pr oj ect.

3.8 C H I MN EY
The S lovak H all features a brick chimney.
C onservation R ecommendat ion: P reservation
•

The chimney may be removed.
14
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3.9 E X TE R IOR C OL OU R S C H E D U LE
P ar t of the r est or at ion process is t o f inish the bu ilding in a histor ically appr opriate colour palett e .
The colour scheme has yet t o be researched by the A r chitect, but a colour scheme based on the Van couver H eritage F oundation’s research into ear ly co lour palettes for the the Low er Mainland w ould be
the palette t o choose f or the historic building. T his is found in their Tr ue C olours progr am package.
P rior to final paint application, samples of these colour s should be placed on the building to be
view ed in nat ural light. Final colour selection can then be ver ified. Mat ching to any other paint com pany pr oducts should be verif ied by the A rchitect.
C onservation S t rat egy: R est orat ion
•

R est ore the f inish, hue and placement of applied colour. C omplete all basic repair s and
replacement s and remove surf ace dust and grime bef ore pr eparing, priming and painting. B e
sure t hat all surfaces t o be painted are dry. S cr a pe and sand painted surfaces only as deep
as necessary t o reach a sound base. D o not strip a ll pr evious paint except to r epair
base-mater ial decay.

•

P aint all areas of exposed w ood elements w ith pai nt primer. S elect an appr opr iate pr imer f or
materials being paint ed (e. g. if latex paint is us ed over or iginal oil paint, use an oil-based
primer).

•

A ny subst it utions or matching of custom colours s hall be review ed by the A rchitect. Test
samples w ill be applied t o the building pr ior to t he commencement of painting so that the
colour scheme can be review ed under field conditio ns and appr oved.
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APPENDIX 2
CONFIRMATION OF COMMITMENT BY REGISTERED PROFESSIONAL

Date: _________________

City of New Westminster
511 Royal Avenue
New Westminster, B.C. V3L 1H9
Attention: Director of Development Services

Re: Heritage Revitalization Agreement for 647 Ewen Avenue
The undersigned hereby undertakes to be responsible for field reviews of the construction
carried out at the captioned address for compliance with the requirements of Appendices 1 and
4 of the Heritage Revitalization Agreement applicable to the property, which the undersigned
acknowledges having received and reviewed, and undertakes to notify the City of New
Westminster in writing as soon as possible if the undersigned’s contract for field review is
terminated at any time during construction. This letter is not being provided in connection with
Part 2 of the British Columbia Building Code, but in connection only with the requirements of
the Heritage Revitalization Agreement.

__________________________________
Registered Professional’s Name

__________________________________
Address
Signature and Seal
__________________________________
Telephone No.
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APPENDIX 3
CERTIFICATION OF REGISTERED PROFESSIONAL

Date: _______________

City of New Westminster
511 Royal Avenue
New Westminster, B.C. V3L 1H9
Attention: Director of Development Services

Re: Heritage Revitalization Agreement for 647 Ewen Avenue
I hereby give assurance that I have fulfilled my obligations for field review as indicated in my
letter to the City of New Westminster dated _________________ in relation to the captioned
property, and that the architectural components of the work comply in all material respects
with the requirements of Appendices 1 and 4 of the Heritage Revitalization Agreement referred
to in that letter. This letter is not being provided in connection with Part 2 of the British
Columbia Building Code, but in connection only with the requirements of the Heritage
Revitalization Agreement.
__________________________________
Registered Professional’s Name

__________________________________
Address
Signature and Seal
__________________________________
Telephone No.
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APPENDIX 4
DESIGN PLANS
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Qty

Liquidambar s. 'slender silhouette'

Acer rubrum 'Armstrong'

Botanical Name

Vine maple

Swedish aspen

Liquidambar

Armstrong Maple

Common Name
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Columnar tree planted on axis of
window - views from inside to out
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2-100mm COMM.
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Low fence (3-4' ht) to run south along
west Property Line and turn east
towards house. Fence is to deJne
MH
private property.

Retaining wall at Property Line to
hold up grade for new sidewalk
and retain existing grade around
protected willow tree

Optional rock stack wall to transition
new retaining wall into existing
grades that slope down from sidewalk
to willow tree
Privacy planting along south edge to
provide privacy and security to front
yard
Tree Protection as per arborist report

Stacked boulders to hold up grade for new
sidewalk to front door

Steps down to lawn area. Meet existing
grades to retain tree. Precast concrete
treads placed on compacted base. No
excavation required. All work to be carried
out under supervision of arborist

Stepping stones on mulch over
rootzone. No excavation . All work
performed under arborist supervision

Existing Willow Tree to be protected and retained

By:

bearmark
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design & landscape ltd.
www.bearmarkdesign.com
t: 604 319-9346
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Streetscape design to approval of CIty
of New Westminster Engineering
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APPENDIX 5

VARIATIONS TO ZONING BYLAW NO. 6680, 2001

Attributes

RT-3 Zoning
(Maximum)

Proposed

Variances

Site Area

-

-

-

Total Floor Space

-

-

-

Site Coverage

40%

42.5%

2.5%

Floor Space Ratio

0.8

0.8

-

10.7 m (35 ft)

11.93 m (39.16 ft)

1.23 m (4.03 ft)

Minimum

Proposed

Variances

Front Yard Setback

3.04 m (10 ft)

0.751 m (2.46 ft)

2.28 m (7.5 ft)

Rear Yard Setback

4.57 m (15 ft)

0.91 m (3 ft)

3.66 m (12 ft)

Side Yard Setback

4.57 m (15 ft)

4.17 m (13.7 ft)

0.4 m (1.31 ft)

Required

Proposed

Variances

Off-street parking

Required: 8 spaces

5 spaces

3 spaces

Visitor Parking

Required: 1 space

0 spaces

1 space

Bicycle Parking

Required: 7 spaces

10 spaces

-

Height
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Attachment 4
Heritage Designation Bylaw
No. 8069, 2019
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 8069, 2019
A bylaw of the Corporation of the City of New Westminster to designate the Slovak Hall located at
647 Ewen Avenue as protected heritage property.
________________________________________________________________________________
WHEREAS the Local Government Act, RSBC 2015, c.1 provides Council with authority, by bylaw, to
designate real property, in whole or in part, as protected heritage property, on terms and
conditions it considers appropriate;
AND WHEREAS the registered owner of the land located at 647 Ewen Avenue has entered into a
heritage revitalization agreement in relation to the principal building currently located on the land
as authorized by Heritage Revitalization Agreement (647 Ewen Avenue) Bylaw No. 8068, 2019 (the
“Heritage Revitalization Agreement”), has requested that Council designate that building as
protected heritage property, and has released the City from any obligation to compensate the
registered owner for the effect of such designation;
AND WHEREAS Council considers that the Slovak Hall located at 647 Ewen Avenue has significant
heritage value and character and is a prominent and valued heritage property in the City;
AND WHEREAS Council considers that designation of the Slovak Hall located at 647 Ewen Avenue
as protected heritage property under the provisions of the Local Government Act is necessary and
desirable for its conservation;
NOW THEREFORE City Council of the Corporation of the City of New Westminster enacts as
follows:
1

TITLE
1.

2

INTERPRETATION
2.

3

This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (647 Ewen
Avenue) No. 8069, 2019."

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 heritage building located on that parcel of land having a civic address of 647 Ewen
Avenue, New Westminster, British Columbia, and legally described PID: 013-039-067, Lot 1
Block 27 District Lot 757 Group 1 Plan 2620 and PID: 013-039-083, Lot 2 Block 27 District
Lot 757 Group 1 Plan 2620, shown outlined on the site plan attached hereto as Schedule
“A” and labelled “Slovak Hall” (the “Slovak Hall”), is hereby designated in its entirety as

Back to Agenda

2

protected heritage property under section 611 of the Local Government Act of British
Columbia.
4

PROHIBITION
4.

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

alter the exterior of the Slovak Hall;

(b)

make a structural change to the Slovak Hall including, without limitation, demolition
of the Slovak Hall or any structural change resulting in demolition of the Slovak Hall;
or

(c)

move the Slovak Hall.

EXEMPTIONS
5.

6.

5

(a)

non-structural renovations or alterations to the interior of the Slovak Hall that do
not alter the exterior appearance of the Slovak Hall; and

(b)

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

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

MAINTENANCE
7.

6

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

The Slovak Hall shall be maintained in good repair in accordance with the City of New
Westminster Heritage Property Maintenance Standards Bylaw No. 7971, 2018, as amended
or replaced from time to time, and, in the event that Bylaw No. 7971 is repealed and not
replaced, the registered owner shall continue to maintain the Slovak Hall to the standards
that applied under Bylaw No. 7971 immediately prior to its repeal.

HERITAGE ALTERATION PERMITS
8.

Where a heritage alteration permit is required under this Bylaw for a proposed action in
relation to the Slovak Hall, application shall be made to the City of New Westminster
Development Services Department, Planning Division in the manner and on the form
prescribed, and the applicant shall pay the fee imposed by the City for such permit, if any.
Doc # 1289136
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7

3

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 Slovak Hall under this
Bylaw and the Heritage Revitalization Agreement;

(b)

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

(c)

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

(d)

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

RECONSIDERATION BY COUNCIL
10.

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

GIVEN FIRST READING this ___________ day of __________________ 2019.
GIVEN SECOND READING this _________ day of __________________2019.
PUBLIC HEARING held this ___________ day of ___________________2019.
GIVEN THIRD READING this ___________day of ___________________2019.
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
_________ day of __________________ 2019.
_________________________________
MAYOR

_________________________________
CITY CLERK
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SCHEDULE A
SITE PLAN
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Engineering Servicing
Memorandum
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Memorandum
To:

Hardev Gill, Planning Technician

From: Hardeep Maghera, Senior Engineering Technologist
Subject:

Date: August 15, 2018
File: PRJ-008384

OFF-SITE WORKS AND SERVICES REQUIREMENTS FOR 647 EWEN AVENUE –
HER00668

We are responding to the application as referenced above dated January 15, 2018 for the
proposed development of 647 Ewen Avenue.

Please be advised that staff have completed a review of this project and identified the
following details that will need to be addressed as part of this application:

1. All site drainage works shall be designed and constructed in accordance with the City’s
Erosion and Sediment Control Bylaw 7754, 2016. The developer shall retain a qualified
professional to ensure that the design and implementation of the erosion and sediment
controls meet the requirements outlined in the Bylaw.
2. Onsite storm sewer water management will be required to limit the post development
flow to pre-development flow. The onsite works shall be designed in accordance with
the City’s Integrated Storm Water Management Plan.

3. All existing trees are to be protected in accordance with the City’s Tree protection and
Regulation Bylaw No. 7799, 2016 and any trees identified for removal will need to have
a permit approved and in place prior to removal.

4. The property is located within a designated floodplain area and no areas suitable for
habitation may be constructed with the bottom of a wooden floor system or top of
concrete pad elevation lower than elevation 3.53 meters Geodetic Survey of Canada
Datum the “Flood Construction Level” (FCL). Prior to subdivision approval you will
need to have obtained a fill permit and completed the placement of fill. The completion
of the fill placement would be signified by a letter from a qualified Professional
Geotechnical Engineer certifying that the site fill placement has been completed such
that the homes can be built at the designated FCL and the lots can be safely used for the
intended single family residential use. There may be additional requirements identified
at the time of development permit and building permit application stages and you
should discuss any plans for new construction with the Planning and Building
Departments.
5. A Geotechnical Engineering Report is required from a qualified geotechnical engineer to
satisfy potential differential settlement problems for all roads, sidewalks, underground
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utilities and other required off-site servicing improvements. The report shall also
address any anticipated short and long term settlement and potential differential
settlement issues. At the completion of the site preparation your geotechnical engineer
will be required to certify the off-site works and services have been built in accordance
with the design drawings, the Master Municipal Specifications and the Subdivision and
Development Control Bylaw and are expected to perform within the design tolerances
for the designated design life of the infrastructure.

6. Signing of a Work Order and payment of a flat fee in the amount of $1,100.00 plus GST
for capping at the main, by the City, of the existing water service connection not for
reuse.

7. Signing of a Work Order and payment of a flat fee in the amount of $2,250.00 plus GST
for capping at the main, by the City, for each of the existing sanitary service connections
not for reuse.
8. Payment of a cash deposit of $350.00 per tree for the installation of boulevard trees as
identified by the City. Trees are supplied and installed by the Parks Department.

9. Under the City of New Westminster Subdivision and Development Control Bylaw No.
7142, 2007 and amendments thereto, the developer for the above noted property is
required to enter into a Works and Services Agreement with the City addressing all offsite servicing requirements. The off-site services will be identified during the detailed
development review and will be required prior to issuance of a building permit. These
works could include but may not be limited to the following generally described
servicing:
ROADWORKS

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

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

Wood Street

b. Re-construction of the west half of Wood Street road frontage to a local road
standard based on Benkelman Beam testing and including new pavement, pavement
structure, curb and gutter, sidewalks, street lighting, boulevard trees, landscaping,
irrigation and drainage.

Doc # 1258180
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Sidewalk width to be a minimum 1.8m with a 2.0m boulevard.

Hardev Gill
647 Ewen Avenue
Page 3 of 5

Lane

c. Construction of the full width of lane along the development frontage complete with
drainage, curb and gutter.

UNDERGROUND UTILITIES
9.1.

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

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

9.3.

9.4.

9.5.

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

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

All costs associated with the design and conversion of the existing overhead
electrical and telecommunication utilities on the roadways adjacent to the site
with an underground system for the development. For further information please
contact Arne Hannula in the City Electrical Operations Department (604) 5274531 for electrical and City communication servicing details. Contact Telus and
Shaw directly for telecommunication details.

Roadway lighting along all frontages shall be provided for safety and to produce
accurate and comfortable night time visibility using energy efficient lighting such
as LED. Design of roadway lighting shall be in accordance with the City of New
Westminster Design Criteria Section 6 and the MMCD (Platinum Edition) Design
Guidelines Section 6.0 Roadway Lighting (for LED).
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The boulevards shall be prepared for boulevard trees complete with soil cells or a
structural soil mix and irrigation to City specifications. The Parks Department will
supply and install trees at the developer’s cost. Boulevard landscaping shall be
installed to the satisfaction of the Parks Department. For further information
please contact Claude LeDoux, Parks Horticultural Manager at (604) 524-4627.

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

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

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

10.1. Employment and retention of a Professional Engineer to prepare and seal the
design drawings; to provide a Resident Engineer for inspection of all design and
construction related problems; to prepare, certify and seal “As Constructed”
drawings, including landscape & irrigation drawings and to certify that all
materials supplied and works performed conform to City standards as contained
within the Subdivision and Development Control Bylaw and/or the Master
Municipal Construction Documents;
10.2. The developer will be required to post a security deposit for 120% of the
estimated construction cost of the off-site servicing works including GST. The
security deposit shall be in the form of an Irrevocable Letter of Credit or cash
deposit. The security deposit will be reduced once the off-site works are
completed to the satisfaction of the City less a 10% holdback. Upon issuance of a
Certificate of Completion by the City, the 10% security deposit will be held for a
two year maintenance period;

10.3. The following payments and deposits shall be paid at the time of execution of the
Works and Services Agreement:
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i. Payment to cover the cost of preparing the Works and Services Agreement,
currently $1,794.00 plus tax;

ii. Payment of four percent (4%) of the estimated construction costs to cover
engineering and administrative costs incurred by the City;

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

10.4. Signing of a latecomer waiver clause.

11. Submission of any easement, right of way documents or encroachment agreements
required by the City in relation to the proposed development.
Should you have any further questions or concerns please do not hesitate to contact me
directly at 604-527-4545
Thank you,

Hardeep Maghera, A.Sc.T
Senior Engineering Technologist
cc

J. Lowrie, Director of Engineering Services
E. Wat, Manager, Infrastructure Planning
C. Dobrescu, Utilities and Special Projects Engineer
G. Otieno, Infrastructure Engineer
F. Jin, Transportation Technologist
E. Mashig, Manager, Horticulture Services and Parks and Open Space Planning
A. Hannula, Manager, Electrical Engineering Design & Planning
J. Krevs, Senior Plan Reviewer
J, McQuillan, Arborist 1
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Partners: Sandra M. Moore, Architect AIBC
James D. Burton, Architect AIBC

15 January 2018
Hardev Gill, CPT, MCIP, RPP
Planning Technician
Development Services
City of New Westminster
511 Royal Avenue, New Westminster, B.C. V3L 1H9
Hardev:
Re:

Slovak Hall Rehabilitation Design Rationale
647 Ewen Avenue, Queensborough, New Westminster

The design of the proposed development follows principles for rehabilitation set out in Parks Canada’s Standards
and Guidelines for Historic Places in Canada, the recognized guide to heritage conservation in Canada. Those
principles recognize that the rehabilitation of historic places is often the most successful way of retaining heritage
values of historic places once those places are no longer needed for their original purposes.
The proposal is to add to and rehabilitate the Slovak Hall, incorporating it into a five-unit residential development,
following the removal of non-valued additions at its north end. The design approach is to alter the original Hall
building so as to make it a viable structure for two of the five residential units. This follows the Standards and
Guidelines principle that the re-use of a heritage building is often the surest route to securing its future, and
therefore its heritage value for future generations.
Rehabilitation of the Slovak Hall
The key character-defining elements of the Hall are found in its original portion, at the south end of the property.
Those elements include:
•
Its siting at the corner of Ewen Avenue and Wood Street, facing Ewen
•
The gabled roof form
•
The false front and curvilinear front porch
•
The side gable facing east
•
The original wood doors and windows
•
Original exterior materials (probably wood siding like what is currently seen on the back side of the
false front)
•
Shed-roofed side entrance, on the facade facing Wood Street
The proposed development incorporates the retention of all these elements, or their reconstruction where original
elements area beyond repair.
Compatible and Distinguishable Alterations and Additions
Recommended conservation measures in the Standards and Guidelines for rehabilitations to historic places
reflect the understanding that changes to historic structures are usually required in order for the historic place to
be a viable contributor to a development. The guidelines call for new work to be compatible but distinguishable
from the original historic building fabric.
For the Slovak Hall rehabilitation, the new portions of the development include a replacement addition to the
rear of the original Slovak Hall, and alterations to the Hall structure that facilitate its reuse as two residential
units. The exterior alterations to the Hall structure include:
•
New dormers to facilitate bedroom space under the original gable roof
•
New door and window openings at the main floor level to accommodate contemporary living
requirements
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These alterations and additions to the old Hall are proposed to be detailed with the same new materials as are
proposed for in the new townhouse addition at the rear, distinguishable from the original building elements, but
given trim and proportioning to make them compatible with the Hall’s original character.
The new townhouses to the rear of the hall are distinguishable for their contemporary form, but made compatible
with the old Hall through compatible massing (the new townhousing attached to the old Hall is of approximately
the same height and overall mass as the old Hall), and compatible use of contemporary siding alongside the oldstyle wood drop-siding of the old Hall. Doors and windows would be of the same material as the new doors and
windows in the old Hall, resulting in compatible and distinguishable door/window treatment throughout the project:
•
original door and window openings in restored materials in the old Hall
•
new door and window openings of new materials with a reflection of traditional detailing in the old Hall
•
new door and window openings of new materials, traditional proportioning in the new additions
Siting and landscape
The heritage values of the historic place are conserved through the retention of the siting and raising of the
Slovak Hall (keeping it viable habitable space). While the Hall will need to be temporarily lifted and shunted
laterally to make way for a new foundation construction, it will be restored to its original location, but at a higher
elevation in order to have it comply with current elevation requirements for habitable space in the floodplain.
Not permanently relocating the Hall to another location on the site allows for the conservation of the street
landscapes, including mature trees in the Ewen Avenue and Wood Street yards, and patio space for each of the
units housed in the heritage Hall. This stable landscaping approach helps display the project’s conservation of
heritage value.
Parking access and garage space
The proposed scheme allows for each unit to have its own internally-connected garage space, leading to the
building visually unencumbered by automobiles.
Attached are the latest version of the schematic plans. We look forward to hearing back from City staff, and are
eager to move to making a permit submission.

Sincerely,

James D. Burton, Architect AIBC
Partner, Birmingham & Wood Architects and Planners
231 Carrall Street, Vancouver, B.C.
604-789-1594
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October 4 2018
LAND USE RATIONALE - 647 EWEN AVENUE
The proposed 647 Ewen Avenue project meets or exceeds the objectives of the City of New Westminster as
noted in its Official Community Plan, Envision 2032 Document, Queensborough Community Plan, and the New
Westminster Zoning Bylaw.
Several key points are recurring in these various policy documents. Key attributes of this project are as follows:

1.

Retention and restoration of a valued heritage resource.

2.

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

3.

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

4.

Increasing ground oriented housing alternatives.

5.

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

A summary of key objectives with the New Westminster OCP, Envision 2032, and Queensborough Community
Plan that the proposed development is supportive of is provided below:
NEW WESTMINSTER OFFICIAL COMMUNITY PLAN
The New Westminster Official Community Plan outlines a series of key themes and goals that this proposed
development is strongly supportive of, specifically the following:
Theme 1:
			
		
		

Housing Choice
Encouraging more ground oriented housing forms, increasing the variety of tenures and unit
sizes, and making affordable housing available for the needs of different ages, incomes, family
types and abilities will help create diverse, inter-generational neighbourhoods.

Theme 5:
			
		
		
		

Heritage
Celebrating and enhancing the character that makes New Westminster unique to ensure our
heritage continues to be felt across the city. Present in both traditions and in physical spaces,
the city continually adds new layers of heritage all of which contribute to New Westminster’s
cultural identity.

Goal 2:		
			
		

Culture
New Westminster encourages opportunities to generate and encounter the diverse creative,
spiritual, intellectual and material features of the city and its development.

Goal 7:		
			
		

Heritage
New Westminster has a strong sense of historic identity, and it values, promotes and protects
its heritage assets.

Goal 8:		
			
		

Housing
New Westminster’s neighbourhoods are great places to live and have diverse housing choices
that meet the needs of the community.

1
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Public Realm and Urban Design
New Westminster is a liveable city, with an attractive dynamic urban character demonstrating
innovation and leadership in the design of the built environment.

The proposed development successfully retains the valuable cultural heritage asset of the Slovak Hall
while adding necessary housing in a manner that respects the heritage elements of the Slovak Hall. The
proposed development also adds diversity in housing options with the introduction of alternative ground
oriented housing typology with livable attractive rowhouse units.
ENVISION 2032
The proposed project meets the “definition of success” in Envision 2032 under the following for BUILDING, SITES
AND URBAN DESIGN:
•

High quality architectural design.

•

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

•

Innovation in building typology.

•

Designed for maximum livability.

•

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

Furthermore, the project address the following:
ARTS, CULTURE & HERITAGE
•

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

•

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

•

Transition neighbourhoods revitalized as complete, compact, transit-oriented neighbourhoods with own sense
of space that acknowledges their past.

•

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

LAND USE & DEVELOPMENT
•

Diverse mix of land uses, higher densities and building forms that support a wide range of lifestyles and the
ability for households and business to find appropriate options within the same neighbourhood over time as
their needs change.

•

Future grown focused on transit-oriented nodes and corridors that respect existing neighbourhood character
and can be developed into complete, compact areas that are walkable and have good access to frequent
transit services.

•

Enhancing neighbourhood livability through attractive buildings, and sites.

QUEENSBOROUGH COMMUNITY PLAN
The site is located within the Queensborough neighbourhood and is designated as (RL) Residential - Low Density,
which is intended for single detached homes, detached townhouses, low density-multifamily uses. However is
in very close proximity to higher density designations, with (RM) Residential - Medium Density designations
across Ewen Avenue on the same block and several more similar designated sites east and west of the site on
2
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Ewen Avenue.
The proposed project involves the retention and rehabilitation of a heritage asset: the Slovak Hall that was home
to the Slovakian community that grew to become a dominant cultural group in New Westminster. They were one
member of several cultures that together allowed Queensborough to be one of the most culturally diverse and \
close-knit communities in the province.
Furthermore, the proposed development addresses the following concerns as mentioned in the Queensborough
Community Plan:
Goal 3 - Queensborough has reduced community energy use and the related impacts on climate change.
Policy 3.1 -

Reduce transportation energy use and related greenhouse gas emissions.

			

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

Policy 3.3 		

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

			

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

		
		
		

The proposed development encourages cycling through the provision of bicycle storage as well as its location on the Wood Greenway
Street. The proposed development is also located on the 104 bus route that provides frequent, efficient and attractive transit service.
The proposed development proposes the retention of the heritage building, minimizing the wasting of embodied energy.
Goal 6 - Queensborough respects community heritage assets.
Policy 6.1 -

Protect and enhance built and natural heritage assets.

			

“6.1c

			

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

				
			

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

The proposed development retains the valued heritage asset of a community hall that once housed one of the most prominent
communities in the Queensborough area in exchange for additional density and relaxations on height, setbacks, and parking.
Goal 7 - Queensborough has a diverse housing stock that meets the needs of the community.
“Queensborough will continue to see housing growth in the following ways:
- Intensification within the single detached housing areas.”
Policy 7.4 -

Design housing to be attractive and livable.

			
			
		
		

“The architectural style, building materials and colours of residential buildings all contribute
to lively, textured neighbourhoods. The height of residential buildings and the depth and 		
landscaping of their front yards help to shape the streetscape as well as the experience of the
pedestrians, cyclists using the street.”

			

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

Policy 7.5 -

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

			
		

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

		
		
			
		
		
		

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

The proposed development features family friendly three-bedroom configurations in a unique ground-oriented housing typology of
rowhouses. This typology allows residents to stay in the primarily single detached residential neighbourhoods while looking to down size.
Each unit is provided ample access to natural light, ventilation, and private outdoor space while featuring generous interior living and
bedroom spaces.
ZONING - RQ-1 QUEENSBOROUGH NEIGHBOURHOOD RESIDENTIAL DWELLING DISTRICTS
The proposed development exceeds the density, and height limitations as specified in the RQ-1 zoning. Generally, the proposed
development has been designed to meet the conditions of the RT-3 - Infill Townhouse and Rowhouse Residential District zoning bylaw
with the following relaxations requested in exchange for the retention and rehabilitation of a valuable heritage resource: parking, height,
and setbacks.

4

Back to Agenda

Attachment 8
Public Consultation
Summary Report

Back to Agenda
B I R M I N G H A M

&

WO O D

231 Carrall Street,
V ancouver , B.C.
Canada , V 6 B 2 J 2

A R C H I T E C T S

•

P L A N N E R S

Pa r t n e r s : S a n d r a M . M o o r e , A r c h i t e c t A I B C
James D. Bur ton, Architect AIBC

604.687.1594
bwarc.ca

Hardev Gill
Development Services, Planning
City of New Westminster
511 Royal Avenue
New Westminster, BC V3L 1H9
10 August 2018
RE:

Summary of Public Consultation - 647 Ewen Avenue

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

•

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

•

Immediate Neighbour Consultation Meeting (June 27 2018)

•

Applicant led Public Consultation meeting (September 4 2018)

In addition to these meetings, Birmingham & Wood also corresponded with community members who had
questions or expressed interest in the application via phone and email.
The following supporting materials are attached for your reference:

•

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

•

Immediate Neighbour Consultation Meeting Summary Report (June 27 2018)

•

Public Information Meeting Summary Report (September 4 2018)

Please advise if you have any questions.
Sincerely,

James Burton
Architect AIBC
Birmingham & Wood Architects Planners
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August 10, 2018
Hardev Gill
Development Services, Planning
City of New Westminster
511 Royal Avenue
New Westminster, BC V3L 1H9
RE: Summary of Immediate Neighbour Consultation Meeting - 647 Ewen Avenue
Birmingham & Wood Architects Planners are pleased to provide a summary of the Immediate Neighbour
Consultation Meeting for 647 Ewen Avenue.
Summary of Immediate Neighbour Consultation Meeting
Date: Wednesday, June 27, 2018
Time: 5:30-7:30pm
Location: Queensborough Community Centre
Format: Drop-in open house with display boards
Notification: The City of New Westminster provided a list of 65 neighbouring occupants, and postcards were
delivered via Canada Post addressed mail to all those on the list.
Newspaper advertisement: No newspaper advertisements were taken out.
Attendance: 2 members of the public attended the open house.
Comment Sheets: No comment sheets were filled out.
Summary of feedback: The members of the public in attendance were a couple who resides in the neighbouring
property to the east. Their comments/concerns included:
•
•
•
•
•
•

Strong support for the design of the proposal generally;
Support for the retention of a heritage resource, and the distinguishability of the new construction, both in
the new townhouses to the north of the original building, and the new dormers and additions to the heritage
building itself;
Ensuring on-site drainage of ground water, so as to not have runoff onto the private property to the east nor
onto Ewen Avenue or Wood Street;
Provide good surveillance of the newly-proposed lane area to safeguard against vagrancy;
Concern about the use of the east sideyard as a place for idling car engines;
Concern for privacy between their rear yard and proposed side yard, citing the retention of trees on eastern
property line of the subject property as being an important way of preserving that privacy;

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

James Burton
Architect AIBC
Birmingham & Wood Architects Planners
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August 10, 2018
Hardev Gill
Development Services, Planning
City of New Westminster
511 Royal Avenue
New Westminster, BC V3L 1H9
RE: Summary of Applicant-led Public Consultation Meeting - 647 Ewen Avenue
Birmingham & Wood Architects Planners are pleased to provide a summary of the Applicant led Public
Consultation Meeting for 647 Ewen Avenue.
Summary of Applicant-led Public Consultation Meeting
Date: Tuesday, September 4, 2018
Time: 5:30-7:30pm
Location: Queensborough Community Centre
Format: Drop-in open house with display boards
Notification: The City of New Westminster provided a list of 65 neighbouring occupants, and postcards were
delivered via Canada Post addressed mail to all those on the list.
Newspaper advertisement: Advertisements notifying the general public of the open house were placed in two
editions of the New Westminster Record.
Attendance: 0 members of the public attended the open house.
Comment Sheets: No comment sheets were filled out.
Summary of feedback: No member of the public attended the Consultation Meeting and therefore no feedback
was gathered.
If there are any questions regarding this summary or feedback received, please feel free to contact us.
Regards,

James Burton
Architect AIBC
Birmingham & Wood Architects Planners
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CITY OF NEW WESTMINSTER
BYLAW NO. 8122, 2019
A bylaw to amend the Official Community Plan
______________________________________________________________________________
WHEREAS:
A.

Council has:
i)
considered, for the purpose of providing consultation opportunities under section
475(1) of the Local Government Act, which persons, organizations and authorities
might be affected by this bylaw,
ii) specifically considered whether consultation is required with the persons,
organizations and authorities listed in section 475(2)(b) of the Local Government
Act, and
iii) considered whether opportunities for consultation should be early and ongoing.

B.

Council has provided the opportunities for consultation it considers appropriate, with the
persons, organizations and authorities it considers will be affected.

C.

Council, between first and second reading of this bylaw, has considered the bylaw in
conjunction with:
i)
ii)

the City’s Capital Expenditure Program (as contained in the Five Year Financial
Plan (2019 - 2023) Bylaw No. 8104, 2019), and
the 2010 Integrated Solid Waste and Resource Management Plan and the 2010
Integrated Liquid Waste and Resource Management Plan of the Metro Vancouver
Regional District.

D.

The Council has consulted with the Board of Trustees of School District No.40 regarding
this Bylaw and has sought its input as to the matters set out in s. 476(2) of the Local
Government Act.

E.

The Council has held a Public Hearing on this bylaw.

NOW THEREFORE the Council of the City in open meeting assembled enacts as follows:
1.

This Bylaw may be cited as “Official Community Plan Amendment (Queensborough
Residential Low Density) Bylaw No. 8122, 2019.”

2.

The “Queensborough Community Plan”, which is Schedule D to New Westminster
Official Community Plan, Bylaw No. 7925, 2017, is amended in Section 11.0 Land Use
Designations by replacing the description of the “(RL) Residential – Low Density”
designation with the following description:
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“this area will include low density residential uses including single detached
houses, houses with a secondary suite, duplexes, detached townhouses, low
density multi-family uses, places of worship, and may contain small scale local
commercial uses such as home occupations and corner stores. Through a Heritage
Revitalization Agreement, or similar tool, a property may be eligible for
incentives such as a smaller minimum lot size, an increase in density, or reduced
parking requirements, which would make it viable to conserve assets with
heritage merit. A Heritage Revitalization Agreement may also be used to permit
single detached dwellings on a compact lot, triplexes, quadraplexes, cluster
houses, infill townhouses, infill rowhouses, and other equivalent ground oriented
housing forms, or to formalize an existing, larger scale land use such as a low rise
or a place of worship”

READ A FIRST TIME on an affirmative vote of a majority of all members of Council this
______________ day of ______________, 2019.
READ A SECOND TIME on an affirmative vote of a majority of all members of Council this
______________ day of _____________, 2019.
PUBLIC HEARING held this _________________day of_________________, 2019.
READ A THIRD TIME on an affirmative vote of a majority of all members of Council this
______________ day of ________________, 2019.
ADOPTED on an affirmative vote of a majority of all members of Council this ________ day of
______________, 2019.

_________________________________
Mayor Jonathan X. Coté

_________________________________
Jacque Killawee, City Clerk
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Townhouse Development

Single Detached Development

