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REGULAR MEETING OF THE 
LAND USE AND PLANNING COMMITTEE 
Notice is hereby given of the following Land Use and Planning Committee: 

October 16, 2017 at 11:00 a.m. 
Committee Room 2, City Hall 

AGENDA 
Call to Order. 

EXCLUSION OF THE PUBLIC 

1. MOTION:
THAT pursuant to Section 90 of the Community Charter, members of the public be
excluded from the Closed Meeting of the Land Use and Planning Committee
immediately following the Regular Meeting of the Land Use and Planning
Committee on the basis that the subject matter of all agenda items to be considered
relate to matters listed under Sections 90(1)(k) of the Community Charter:

(k)  negotiations and related discussions respecting the proposed provision of a
municipal service that are at their preliminary stages and that, in the view of 
the council, could reasonably be expected to harm the interests of the 
municipality if they were held in public; 

ADJOURNMENT TO CLOSED 

2. MOTION to adjourn the LUPC Meeting in Open Session and proceed to Closed
Session.

RECONVENE TO REGULAR LUPC 

3. MOTION to reconvene to the Regular Meeting of LUPC.

REVIEW AND ADOPTION OF CONSENT AGENDA 

4. MOTION to remove items from the Consent Agenda.

MOTION to approve the recommendations for items remaining in the Land Use
and Planning Committee Consent Agenda.

MOTION to Add or Delete Items from the Agenda.
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ADOPTION OF MINUTES 

5. No Items

PRESENTATIONS 

6. 514 Carnarvon Street (Holy Trinity Cathedral): Heritage Revitalization

Agreement and Official Community Plan Amendment - Revised Submission

Preliminary Report

UNFINISHED BUSINESS 

7. No Items

CONSENT AGENDA 

8. 319 Ash Street: Development Variance Permit to Permit a Secondary Suite

without a Parking Space

9. 306 Gilley Street: Heritage Revitalization Agreement to Construct a Duplex

Adjacent to Existing Heritage House - Preliminary Report

10. 220 Carnarvon Street (Holy Trinity Romanian Orthodox Church): Rezoning

from Multiple Dwelling Districts (High Rise) (RM-6A) to Public and

Institutional Districts (High Rise) (P-3) - Bylaw for First and Second Readings

11. 602 and 620 Ewen Avenue and 257 Boyne Street: Development Permit

Application to Allow a 16 Unit Townhouse Development - Consideration of

Issuance of Development Permit

12. 1102, 1110, 1116 and 1122 Salter Street:  Development Permit Application to

Allow a 78 Unit Residential Development - Consideration of Issuance of

Development Permit

13. 1084 and 1130 Tanaka Court and a Portion of the Tanaka Court Road Right

of Way: Rezoning from Heavy Industrial Districts (M-2) and unzoned

Municipal Road to a Commercial Comprehensive Development District -

Preliminary Report

14. 1002, 1012, 1016 and 1020 Auckland Street: Development Permit Application

to Allow an 88 Unit Residential Development - Consideration of Issuance of

Development Permit

15. 224 Sixth Avenue: Heritage Revitalization Agreement – Preliminary Report
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16. 118 Royal Avenue: Rezoning from Single Detached Dwellings to

Comprehensive Development District (118 Royal Avenue) (CD-77) and

Development Permit for a Four Unit Rowhouse Development - Preliminary

Report

ITEMS REMOVED FROM THE CONSENT AGENDA 

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

17. No Items

NEW BUSINESS 

18. No Items

CORRESPONDENCE 

19. No Items

ADJOURNMENT 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/16/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: HER00510 

Item #: 54/2017 

Subject: 514 Carnarvon Street (Holy Trinity): Revised Submission - Preliminary 

Report  

RECOMMENDATION 

THAT the Land Use and Planning Committee require that the applicant’s proposal 

be revised to include affordable housing as outlined in Section 6.3 of this report prior 

to proceeding with next steps.   

1. EXECUTIVE SUMMARY

A Heritage Revitalization Agreement application and an Official Community Plan 

amendment application have been received for Holy Trinity Cathedral located at 514 

Carnarvon Street. The project is being proposed in support of: 1) restoring the exterior and 

seismically upgrading the cathedral; 2) renovating of the interior; 3) constructing a new 

Parish hall and publicly accessible plaza; and 4) funding future Parish operations and 

maintenance. On March 6, 2017, the Land Use and Planning Committee (LUPC) provided 

feedback that a high rise residential development with an affordable housing component 

could be considered. 

A revised October Proposal has been received and the applicant is now proposing a slightly 

larger project with secured market rental instead of affordable housing as part of the 

development. The new proposal is to construct a 30 storey, 242 unit residential tower 
including 200 market condominium units and 62 secured market rental units (25.6% of 

overall units), with an overall 6.08 Floor Space Ratio (FSR), including 5.78 residential FSR. 

The proposal continues to have ground-level Parish-related uses and five levels of 

Item 6
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underground parking as well as a publicly accessible plaza and an elevator which would 

provide secured public pedestrian access between Carnarvon and Clarkson Streets, and a 

connection to the Columbia Street SkyTrain station. 

 

Staff recognizes that restoration of the cathedral exterior and seismic upgrading would 
require significant work, and that the applicant has made efforts to limit interior works. Staff 

also recognizes the strong urban and architectural design of the tower and plaza. However, in 

evaluating the applicant’s October proposal, staff continues to consider the balance of 

heritage and other benefits to the community to be outweighed by the benefits proposed to be 

conferred to the applicant, particularly given the removal of the affordable housing 

component. 

 

Based on an analysis, in the order of $3.3 million would be conferred to the applicant under a 

high rise HRA proposal including affordable housing, through waiving voluntary amenity 

contributions or density bonus charges (2017 rates). Given this, staff recommends that the 

affordable housing component, as outlined in Section 6.3 of this report, be required as part of 

the proposed application.  

 

2. PURPOSE  

 
The application would allow development of a residential tower adjacent to the Holy Trinity 

Cathedral to fund a new Parish Hall, parking and interior renovation of the cathedral in 

exchange for restoration of the exterior and Heritage Designation of the cathedral. The 

purpose of this report is request the Land Use and Planning Committee advise staff that the 

applicant must include affordable housing as part of the project, as outlined in this report. 

 

3. POLICY AND REGULATIONS 

 

3.1 Official Community Plan (OCP): The existing OCP designation for this site is 

Residential – Mid Rise Apartment which permits mid-rise apartments, low rise 

apartments, townhouses, stacked townhouses, row houses, community amenities 

(such as churches, child care, community space) and small-scale retail and service 

uses (restaurants).  The intent of this designation is to permit buildings up to 12 

storeys. 

 
The subject site is in the Albert Crescent Precinct of the Downtown Plan. The intent 

of this Precinct is to encourage the development of more ground-oriented housing and 

housing suitable for families, to preserve the existing market rental housing stock, and 

to respect, enhance and celebrate the recognized heritage resources such as Irving 

House and the four historic churches in the area. 

 

The proposal is not consistent with the OCP land use designation. 



City of New Westminster October 16, 2017 3 

 

Agenda Item 54/2017 

3.2 Zoning Bylaw: The existing zoning for the subject property is Public and Institutional 

District (P-1). The intent of this zone is to allow institutional uses at a low density 

(FSR of 0.6). 

 

The proposed development does not fit with this zone. 
 

3.3 Downtown Density Bonus: The Density Bonus Program (Phase 2) allows zones RM-

4, RM-6 and C-4 in the Downtown to request rezoning into a bonus density district in 

exchange for a Density Bonus charge, provided consistency with the OCP land use 

designation. 

 

Although the subject site is not zoned to take advantage of the Density Bonus 

Program, this policy provides context regarding the proposed HRA as it relates to 

maximum scale of development contemplated by the current land use designation and 

Zoning Bylaw. The proposed development exceeds the maximum overall density and 

residential density that is permitted under both the current land use designation and 

the density bonus zones in the Zoning Bylaw. 

 

3.4 Family-Friendly Housing Bylaw and Design Guidelines: A minimum of 30% of 

multi-family ownership units must be two- and three-bedroom with at least 10% of 
the total number of units being three-bedroom. For multi-family rental projects, these 

percentages are reduced to 25% and 5% respectively. 

 

As currently proposed, the project would exceed the requirements of the family-

friendly housing bylaw. 

 

3.5 Standards and Guidelines for the Conservation of Historic Places in Canada:  

A preliminary review of the revised Heritage Conservation Plan for the proposed 

conservation of the exterior and interior of the Cathedral identifies that it meets the 

heritage principles outlined in the “Standards & Guidelines”. 

 

The proposed residential tower does not meet the “Standards & Guidelines”, as 

detailed in Section 6.5 of this report. 

 

4. BACKGROUND 

 

4.1 Previous LUPC Direction: On March 6, 2017,  the LUPC provided feedback that a 

tower development proposal which included an affordable housing component would 

be considered, as follows: 

 

 

 



City of New Westminster October 16, 2017 4 

 

Agenda Item 54/2017 

THAT staff work with the applicant to pursue Option Three (Residential – High 

Rise Apartment with Affordable Housing) for 514 Carnarvon Street.  

 

CARRIED.  

 
All members of the Committee present voted in favour of the motion.  

 

This was one of three options presented by staff for development which would meet 

City heritage, land use and housing policy/priorities to different degrees, including: 1) 

Low Rise Apartment; 2) Medium Rise Apartment; 3) High Rise Apartment with 

Affordable Housing managed by a not for profit organization. 

 

4.2 Previous (March) Proposal: Since the March 6, 2017 meeting, the applicant has 

revised their proposal. The March 6 staff report, available at the weblink below (scroll 

down to Item 5), includes a full description of that proposal, as well as analysis of site 

characteristics/ context and and the heritage value of the cathedral . 

 

https://www.newwestcity.ca/council_minutes/0306_17/Public_Meeting_LandUseand

PlanningCommittee_LUPC-4.2017.pdf 

 
A copy of the March 6, 2017 LUPC Meeting Minutes is also available at the link 

below: 

https://www.newwestcity.ca/database/files/library/CNW_DOCS_1004857_v1_LUPC

_2017_MAR_6_Minutes.pdf 

 

5. CURRENT PROJECT DESCRIPTION 

 

5.1 Current (October)Proposal: The applicant has submitted a revised application for an 

HRA and OCP amendment to allow development of a residential tower adjacent to 

the Holy Trinity Cathedral to fund a new Parish Hall, parking and interior renovation 

of the cathedral in exchange for restoration of the exterior and Heritage Designation 

of the cathedral. The October proposal now includes: 

 

 30 storey residential tower (previously 26 storeys); 

 242 residential units (previously 252 units); 

 62 market rental (previously 44 units identified as affordable units); 

 180 market condominium units (previously 208 units); 

 662.5 sq.m. (7,131.6 sq.ft.) average residential floorplate (previously 699.6 sq.m. 
(7,530 sq.ft.)); 

 6.08 FSR with 5.78 residential FSR (previously 5.5 FSR with 5.2 residential)  

 
 

 

https://www.newwestcity.ca/council_minutes/0306_17/Public_Meeting_LandUseandPlanningCommittee_LUPC-4.2017.pdf
https://www.newwestcity.ca/council_minutes/0306_17/Public_Meeting_LandUseandPlanningCommittee_LUPC-4.2017.pdf
https://www.newwestcity.ca/database/files/library/CNW_DOCS_1004857_v1_LUPC_2017_MAR_6_Minutes.pdf
https://www.newwestcity.ca/database/files/library/CNW_DOCS_1004857_v1_LUPC_2017_MAR_6_Minutes.pdf
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The October Proposal continues to: 

 

 Include five level, 210 space parkade (300 required). Applicant is proposing to 
apply some available incentives (e.g. car share, subsidized transit passes, shared 

use of visitor parking for church) and has submitted a Transportation Study that 

would be reviewed by the City’s Engineering Department in consideration of the 

proposed reduction. 

 Provide indoor and outdoor amenity space on the roof for the residential 
component, plus some outdoor amenity space at ground level, including a dog 

relief station. Evaluation of amenity space would take into consideration the size 

of proposed units, with the provision of required amenity space being particularly 

necessary if smaller units are proposed. 

 Provide ground level Parish space (e.g. outdoor amenity area, offices, multi-
purpose halls) for use in providing services to the community. 

 Offer a publicly accessible plaza and an elevator which would provide secured 
public pedestrian access between Carnarvon and Clarkson Streets, and connection 

to the Columbia Street SkyTrain station. 

 Require an OCP land use designation amendment from “Residential – Mid Rise 
Apartment” to “Residential – Tower Apartment” Heritage Revitalization 

Agreement. 

 Require a Special Development Permit which would be processed concurrently 
with the HRA and OCP applications.  

 

The October Proposal drawings have been included as Appendix “A”.  Summary 

sheets outlining the applicant’s heritage and design rational as well response to the 

March 6 LUPC meeting have been included as Appendix “D”. 

 
5.2 Project Statistics: The following preliminary statistics are provided comparing:  

 

A. existing entitlements (P-1 zoning); 

B. development potential if the site was rezoned consistent with current OCP 

designation (i.e. RM-6); 

C. development potential if the site was eligible for rezoning to a tower density 

bonus zone (would require OCP amendment); 

D. applicant’s previous March Proposal; and, 

E. applicant’s current October Proposal (grey column). 

 

Existing Site Statistics 

Lot Frontage: 231.79 sf (70.49 m) 

Lot Depth: 131.99 ft (40.23 m) 

Lot Area: 33,428 sf (3,107 sm) 
Existing Gross Floor Area (Institutional): 16,450 sq.ft. (1,528 sq.m.)  

Existing Site Coverage: 32.48% 
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 A. B. C. D. E. 

 Existing  

( P-1) 

Bonus Density 

– Mid Rise 
(consistent with 

OCP) 

 Bonus Density 

– Commercial 
Mixed Use 

(require OCP 

amendment) 

March 

Proposal 
(previous) 

October 

Proposal 
(current) 

Floor Space 

Ratio 

Res: 0.0 

Inst: 0.492 

Total: 0.492 

Res: 3.0  

Inst: n/a 

Total: 3.0 

Res: 5.2  

Inst: n/a 

Total: 5.2 

Res: 5.2 

Inst: 0.3 

Total: 5.5 

Res: 5.78 

Inst: 0.2 

Total: 6.08 

Building 

Height 

30 ft. 

(9.14m) 

100 ft  

(30.48 m) 

240 ft  

(73.15 m) 

249 ft  

(75.9 m) 

288 ft 

(87.8 m) 

Number of 

Storeys 

up to 2 up to 10 up to 24 26 30 

Site Coverage 

at Grade 

40% up to 60% n/a 31.7 %  33.6% 

Site Coverage 

at 40 feet 

n/a up to 40% n/a 22 % 23% 

 

5.3 Proposed Development Program: The applicant has indicated that the proposed 

development is intended to support a development program that includes restoration 

of the Cathedral exterior, renovation of the Cathedral interior, seismic upgrading of  

the Cathedral, provision of a new Parish Hall and outdoor plaza with elevator, and 

provision of an ongoing Parish operations and maintenance budget. The preliminary 
budget provided by the applicant indicates that a significant sum would be required to 

restore the exterior and seismically upgrade the cathedral.  A similar amount is 

proposed to be applied to the new parish hall and public plaza.  A large sum would 

also be applied to the interior renovation. 

 

5.4 Proposed Rental Units: The applicant’s March Proposal indicated that they were 

exploring a significant number of affordable units, which the LUPC previously 

supported as part of the high rise proposal provided they were secured, subsidized, 

and managed by a not for profit organization. The applicant has since determined that 

affordable rental would not be feasible given their proposed development program as 

outlined in the attached letter (see Appendix “B”). Given this, instead of affordable 

units, the October Proposal includes 62 secured market rental units of the 242 units 

(25.6%). A portion of the rental units would be sold to a third party or parties, while 

the remainder of the units would be retained by the Parish in support of their ongoing 

operations and maintenance. 
 

5.5 Urban Design: The application continues to provide strong urban design in regards to 

the design of the plaza and pedestrian connection through the site from Carnarvon 

Street to Clarkson Street/ Columbia SkyTrain station. For the October Proposal, the 

applicant has indicated that they have taken LUPC comments into consideration in 
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regards to providing further streetscape improvements and a connection from 

Columbia Street to Carnarvon Street via Church Street. The pedestrian connection 

through the site from Carnarvon Street to Clarkson Street would continue to include a 

publically-accessible, privately owned plaza space that can be programmed for events 

as well as an outdoor elevator to improve accessibility to the plaza and to Clarkson 
Street.  Public access would be secured through a covenant. Through the development 

review process, staff would continue to work with the applicant in regards to refining 

this design as well as reviewing the proposed streetscape improvements, with input 

from the New Westminster Design Panel. 

 

5.6 Architectural Design: The application continues to provide strong architectural 

design. The October Proposal now includes a more slender tower and increased 

glazing at the lower levels of the residential tower in order to provide greater visibility 

to the cathedral. Through the development review process, staff would continue to 

work with the applicant in regards to further ensuring this design is respectful of the 

Cathedral, and the adjacent building located at 520 Carnarvon Street (1899 heritage 

building with active HRA application) with input from the New Westminster Design 

Panel. 

 

5.7 Community Use: At the March 6, 2017 LUPC meeting, more clarity was requested in 
regards the community use aspect of the project. The applicant has provided further 

details as follows: 

 

This development provides several amenities to the community. This development 

will be a:  

 

 Privately owned publicly accessible community plaza, used for night markets, 
artisan markets, outdoor weddings and other informal gatherings.  

 A connecting pathway between Carnarvon Street and Clarkson Street for public 
use.  

 An outdoor elevator to improve accessibility to the plaza and walkway from 
Clarkson Street.  

 A parish hall that will be used for community outreach, public events and will 

be available to rent by the general public.  

 The restored heritage cathedral will continue to be used as a place of worship 

for the community.  

 

6. ANALYSIS 

 

6.1 Balance of Benefits: The intent of an HRA is to assist specifically with the restoration  

    of a heritage asset (usually external restoration), and the benefits conferred to the   

applicant through an HRA must balance against the heritage benefit achieved through 

the project. While other benefits may be conferred to the applicant through the HRA 
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application, these should be deemed to also support other City priorities. As stated in 

the March 6, 2017 LUPC Report, there are three approaches that staff would consider 

reasonable to various degrees.  These include: 

 

1.  Residential – Low Rise Apartment 
2.  Residential – Medium Rise Apartment 

3.  Residential – High Rise Apartment with Affordable Housing 

 

Further information and discussion on each of these approaches is provided in the 

March 6, 2017 LUPC meeting (link provided earlier in report) 

 

6.2 Consistency of Benefits: In evaluating development proposals, the City uses the 

principle of applying regulations, policies and practices consistently and transparently. 

For the proposed development, this includes the application of benefits related to: 1) 

heritage restoration/ designation; 2) consideration of density over and above the 

Density Bonus policy; 3) provision of affordable versus market rental housing; and 4) 

waiver of voluntary amenity contributions and/or density bonus charges. 

 

6.3 Balanced and Consistent Approach: Given the above, and in light of LUPC’s  

direction to explore a high rise proposal with affordable housing, staff has identified 
the following development approach, which would achieve blanced and consistent 

benefits.  

 

1.  Consideration of OCP amendment and “superdensity”: the HRA would provide 

the rationale for considering the OCP amendment, as well as for considering density 

above the 5.2 maximum permitted under the current Density Bonus policy. This 

would be in keeping with the Density Bonus policy as it relates to “superdensity” 

proposals, and with how this policy has been applied to other projects Downtown. 

 

2.  3.0 market condo FSR with no VAC/ Density Bonus charge : the site currently has  

zero residential FSR. Staff considers that it would be reasonable to consider the first 

3.0 market condo FSR in exchange for the restoration and designation of the 

Cathedral. This amount of density would be consistent with expectations of the OCP 

designation for this site. Although this is a significant amount of density to confer 

through an HRA, it would be consistent with heritage policy, given the value of the 
cathedral as a heritage asset. 

 

3.  1 sq.ft. market condo with no VAC/ Density Bonus charge for each 1 sq.ft. 

affordable housing:  this would be in keeping with the practice as applied to other 

recent Downtown development applications requesting additional market condo 

density in exchange for affordable housing. Based on the applicant’s current proposed 

density, this would mean 1.39 FSR market condo for 1.39 FSR affordable housing. 

By comparison, applications requesting additional market condominium density in 
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exchange for market rental have been conferred the benefit of 0.5 sq.ft. market condo 

for each 1 sq.ft. market rental. 

 

Based on #2 and #3, this would be a value to the applicant in the order of $3.3M under 

the existing density bonus rates and $7.3 M under the new proposed density bonus 
rates which will become effective on January 1, 2018, as shown in the tables below.  

 

Existing Density Bonus Phase 2 Rates 

 

Residential Density Density 

Bonus Rate 

Density Bonus 

Amount 

Market condo base 3.0 FSR = 100,284 sq.ft. $22.50/sq.ft. $2.256 million 

Market condo density above base = 

1.39 FSR = 46,464.9 sq.ft. 

$22.50/sq.ft. $1.045 million 

Affordable housing density above base = 
1.39 FSR = 46,464.9 sq.ft.  

n/a n/a 

Total Benefit Conferred to Applicant (2017 rates) $3.301 million 

 

New Proposed Density Bonus Phase 2 Rates – Effective January 1, 2018 

 

Residential Density Density 

Bonus Rate 

Density Bonus 

Amount 

Market condo base 3.0 FSR = 100,284 sq.ft. $50/sq.ft. $5.014 million 

Market condo density above base = 

1.39 FSR = 46,464.9 sq.ft. 

$50/sq.ft. $2.323 million 

Affordable housing density above base = 

1.39 FSR = 46,464.9 sq.ft.  

n/a n/a 

Total Benefit Conferred to Applicant (2018 rates) $7.337 million 

 

6.4  Market Rental Approach: The applicant’s October Proposal is not consistent  

with the application of benefits related to other secured market rental projects in the 

city. A consistent approach to the application of benefits to the October Proposal 

would result in the following breakdown of floor space: 3.0 FSR base density as per 

existing OCP Designation (Mid-Rise) and Heritage Policy; plus 2.08 FSR of secured 

market rental; plus 0.7 FSR additional market condo (equals ½ of amount of secured 
market rental housing), for a total of 5.78 residential FSR. However, staff considers 

that a high rise market rental approach would not provide a sufficient balance of 

benefits to the community in exchange for the benefits being conferred to the 

applicant, as indicated in Section 6.1. 

 

6.5 Consistency with Heritage Policy and Best Practice: Staff had identified in 

reviewing the previous proposal that the proposed residential building height and 

proximity to the Cathedral were not consistent with City heritage policy, as they would 
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have a negative impact on the heritage value of the building, per the Standards and 

Guidelines. The revised design of the proposed residential tower seeks to be respectful 

of the Cathedral in terms of material and form, using vertical and horizontal setbacks at 

the base of the tower on the elevations closest to this building, and extensive glazing to 

give the appearance of lightness. However, given the height of 30 storeys, the 
proposed building is not consistent with City heritage policy. Staff considers that, from 

a heritage evaluation perspective, any building over six storeys constructed adjacent to 

the Cathedral would have an impact on the heritage value, as detailed below: 

 

 “Conserve the heritage value of an historic place.” The heritage value of the 
Cathedral lies partly in its location on the site, including the space around it and 

the view of it from Columbia Street.  Despite efforts to make the tower slim and 

light, it would overwhelm the Cathedral. 

 

 “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.”  Although every effort has been made to create a 

compatible tower design with material that respects the Cathedral, the height and 

massing of the proposed tower is not compatible with or subordinate to the 

Cathedral.  It is, however, distinguishable.  

 

 “Avoid adding a new feature that alters or obscures the spatial organization of the 
historic site and avoid introducing a new feature that is incompatible in size, scale 

or design with the spatial organization.”  The height and massing of the proposed 

tower on such a constrained site would alter and obscure the spatial organization 

of the site. The proposed tower would not be compatible with the Cathedral in 

terms of size or scale. 

 

In the March 6, 2017 LUPC report, staff identified three options which would meet 

heritage and other City policy to different degrees, which were: low rise apartment, 
medium rise apartment, or high rise apartment with affordable housing. 

 

The applicant has provided an updated Heritage Conservation Plan (HCP) which has 

been attached as Appendix “C” to this report.  This HCP is being reviewed by staff 

and will be brought forward to the Community Heritage Commission for input should 

this proposal proceed.  
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7. DISCUSSION 

 

7.1 Overall Evaluation:  

 

Staff recognizes that restoration of the cathedral exterior and seismic upgrading would 
require significant work. Staff also recognizes that the applicant has made efforts to 

limit interior works. However, in evaluating the applicant’s October Proposal, staff 

continues to consider the balance of heritage benefits to be outweighed by the benefits 

proposed to be conferred to the applicant, particularly given the removal of the 

affordable housing component. 

 

Based on the above analysis, including that in the order of $3.3 million would be 

conferred to the applicant through waiving voluntary amenity contributions or density 

bonus charges, staff considers it reasonable that a high rise HRA include affordable 

housing. 

 

Staff recommends that the affordable housing component, as outlined in Section 6.3, 

be required as part of the proposed application.  

 

7.2 Other Options:  
 

Staff has worked with the Parish for over four years exploring how to achieve 

restoration of the Cathedral through a new development project on the site.  From the 

start, staff has communicated to the Parish that the scope of their development 

program significantly exceeds what would be reasonably provided through 

development on their site. Over that time, a number of potential solutions were 

examined including heritage density transfer which was not feasible, and relocating 

the Parish hall and/or Parish parking to another site which was not agreeable to the 

Parish. 

 

Restoration of the cathedral exterior and seismic upgrading would require significant 

work, and the purpose of an HRA is to fund this work. Although the applicant has 

made efforts to limit interior works, these and the Parish’s ongoing 

operation/maintenance fund are not necessary to the restoration/seismic upgrading of 

the Cathedral. While these items are important to the Parish, they are not within the 
scope of an HRA’s intent. Possible cost savings could be found in these areas. 

 

8. INTERDEPARTMENTAL LIAISON 

 

This proposal is being reviewed by a staff-led project team consisting of staff from 

Development Services (Planning and Building), Engineering, Electrical, Parks, Recreation 

and Culture Departments. 
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9. NEXT STEPS 

 

Should the LUPC provide feedback that the proposal must include the affordable housing 

component outlined above, the next steps would be as follows: 

 

 Applicant identifies a not for profit organization to operate the affordable housing 

units. All or a portion of the units could be owned and operated by the Parish, which 

is a recognized non-profit organization. A letter from the not for profit partner would 

need to be provided to the City. 

 Proposed affordable housing model and next steps to process the application 

presented to LUPC for feedback. 

 Should LUPC support the approach, staff would proceed with processing the 
application at that time. 

 

Should the LUPC provide other feedback, staff would work determine next steps in keeping 

with City practice, and provide these to the applicant. 
 

10. OPTIONS 

 

The following options are offered for consideration by the Land Use and Planning 

Committee: 

 

1. That the Land Use and Planning Committee require that the applicant’s proposal 

be revised to include affordable housing as outlined in Section 6.3 of this report 

prior to proceeding with next steps.   

 

2. That the Land Use and Planning Committee recommend that Council direct staff 

to advise the applicant that the proposal be revised to include affordable housing 

as outlined in Section 6.3 of this report prior to proceeding with next steps. 

 

3. That the Land Use and Planning Committee require that the applicant’s proposal 
be revised to include additional secured market rental housing as outlined in 

Section 6.4 of this report prior to proceeding with next steps. 

 

4. That the Land Use and Planning Committee provide staff with alternative 

feedback. 

 

Staff recommends Option 1. 
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ATTACHMENTS 

 

Appendix A - Updated Project Drawings 

Appendix B - Letter from Applicant - Rental Units 

Appendix C - Updated Heritage Conservation Plan 
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1. INTRODUCTION

Holy Trinity is a historic parish, established in 1859, and was 

one of the irst in the Mainland Colony of British Columbia. It 
is of heritage value for its association with Colonel Richard C. 
Moody of the Royal Engineers, who chose the location of the 
church in his original plan for the City. The irst incarnation of 
this building was constructed of wood and burned in 1865, 
just ive years after its completion. Its replacement was built 
two years later in sandstone, but could not withstand the 
Great New Westminster Fire of 1898. This current structure, 
constructed in 1898-99, was built incorporating the surviving 
walls of the earlier building.

Holy Trinity Cathedral is a prime example of the work of 
proliic local architect George W. Grant, who designed many 
of the buildings in downtown New Westminster, both before 
and after the Great Fire of 1898. He redesigned and restored 
buildings that survived, and designed replacement blocks for 
those that were destroyed, which were generally much reduced 
in scale and opulence from the pre-ire buildings. Grant’s 
success at the time was tied not only to his skill in design, but 
also directly to his expertise in building construction.

This cathedral is of architectural signiicance for its Gothic 
Revival style, popular in ecclesiastical construction of the 
time, and its majestic tower, which was redesigned in 1910 
by architect Frank G. Gardiner. Gardiner had a proliic 
architectural career, particularly with partner A.L. Mercer. 
Holy Trinity Cathedral contains art glass windows by Henry 
Bloomield & Sons, which installed glass in numerous 
buildings. The interior also boasts woodwork of native tree 
species. 

The proposed rehabilitation scheme involves rehabilitating 
the exterior, and parts of the interior, of Holy Trinity Cathedral, 
while undertaking a restoration of original materials. The 
church will be seismically upgraded, and aging windows 
will be repaired. The rehabilitated church will allow the Holy 
Trinity Parish to remain on the site that it has occupied since 
1860.

 

 SUBJECT PROPERTY:  HOLY TRINITY CATHEDRAL

 ADDRESS:    514 CARNARVON STREET, NEW WESTMINSTER

 CONSTRUCTION DATE:  1867 (RECONSTRUCTED 1898-99)

 HERITAGE STATUS:  NEW WESTMINSTER HERITAGE REGISTER
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HTC view from Clarkson Street, 1900 [NWMA IHP0327]
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The Establishment of New Westminster

• In 1859, New Westminster was chosen as the new 
capital of the Mainland Colony of British Columbia. 
It was incorporated as Western Canada’s irst city the 
following year.

• In the spring of 1859, the Royal Engineers began clearing 
the land for the establishment of New Westminster. 

• In February 1859, the British War Ofice decided to 
provide spiritual care for the troops under the command 
of Colonel Moody, and in September, sanctioned 100 
pounds sterling for the purpose. John Sheepshanks was 
nominated. 

• Reverend Sheepshanks conducted the irst Anglican 
service in New Westminster on Sunday September 2nd, 
1859 in the Customs House. 

• Holy Trinity Church was the second Anglican Church 
built on the mainland; the irst had been built near Fort 
Langley.

• The irst Holy Trinity Anglican Church, built in 1860, was 
designed by Captain Arthur Reid Lemprière, who arrived 
with the third group of Royal Engineers in April, 1859. 

Construction of the Second Holy Trinity Anglican Church 

1867

• The irst Holy Trinity was destroyed by ire in 1865. 
• The second building was built of sandstone imported 

from Salt Spring Island, and was consecrated on 
December 18th, 1867. 

• The architect was Hermann Otto Tiedemann, a 
successful architect, noted as the designer of the Colonial 
Administration Buildings in Victoria (the “Birdcages”).

• The irst Bishop of the new diocese, The Right Reverend 
Acton Wyndeyer Sillitoe, was consecrated Lord Bishop 
of New Westminster on All Saints’ Day 1879. 

• Holy Trinity Church became the Cathedral Church of the 
Diocese of New Westminster in 1892.

Great Fire and Rebuilding 1898-99

• Holy Trinity was burned during the great New 
Westminster ire of September 10, 1898. 

• The wooden elements of the building were destroyed, 
but some of the walls, although damaged, remained 
standing.

• The current Cathedral is a reconstruction of the previous 
church, the walls and foundations of which were found 
to be suficiently strong to be reused. 

• The reconstruction was undertaken by local architect 
George W. Grant, who was extremely busy following 
the Great Fire, designing many of the structures in 
Downtown New Westminster that still stand. 

• Of the peal, seven of the eight bells were cracked 
beyond repair, and were sent to San Francisco to be 
melted down to provide funds for rebuilding. The one 
original bell that remained, named “Wisdom”, still hangs 
in the tower.

• Work was completed on the rebuilding of the Cathedral 
in 1899 in time for services on All Saints Day. The 
Cathedral was consecrated on April 3rd, 1902, following 
the settlement of the debt incurred by the restoration 
work.

Twentieth Century to Present

• This remained as the Cathedral Church of the Diocese 
until 1929 when Archbishop de Pencier designated 
Christ Church in Vancouver as his Cathedral. 

• The Parish of Holy Trinity was bitterly disappointed, and 

following a ight which lasted over a year and which 
threatened to be dragged before the Supreme Court, a 
settlement was reached which included the right of Holy 
Trinity to retain the title of Cathedral in perpetuity.

• Notable surviving features of Holy Trinity Cathedral 
include the three stained glass windows in the apse, the 
work of local craftsmen, Henry Bloomield and Sons. 

• A number of historically signiicant artifacts grace the 
Cathedral. Ties to Westminster Abbey are represented by 
the pillared Credence Table in the sanctuary and the altar 
cross as well as the banner on the front of the pulpit. 
The brass lectern was a gift of the irst Governor of the 
Colony, Sir James Douglas in 1875. This and other items 
were saved from the burning former building by the 
Rector of the day, the Reverend Shildrick.

2.1 HISTORICAL SUMMARY

2. SUMMARIES
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Holy Trinity Cathedral, 1949 [BC Archives I-28023]
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There are many ways in which this project beneits the Parish 
as well as the citizens of New Westminster:

Long-Term Conservation and Public Safety

The retention and upgrading of this historic church supports the 
City’s goals of both heritage conservation and sustainability. 
The maintenance of landmark churches is also important for 
symbolic and traditional reasons, linking the past to the present 
and providing visual and symbolic anchors to the community 
as it develops. Historic churches are typically maintained 
by the congregation at little or no cost to government, a 
community beneit that adds to cultural diversity and social 
programming capacity.

The funds generated through this project will allow Life Safety 
and BC Building Code upgrading of the historic structure. 
This will include careful and sensitive seismic upgrading of 
the unreinforced masonry structure, a very costly procedure 
that could not otherwise be undertaken. This will not only 
assist in the long-term conservation of the historic fabric, it 
will also enable safe occupancy and continued public use of 
the building.

The level of restoration of HTC will be of the highest order, 
with particular attention paid to the exterior as well as interior 
features. The restoration will enable the continuing historic 
religious use of HTC as a character-deining element.

Enhanced Functionality

The improvements to the site will ensure long-term viability 
of both the historic building as well as the use of the church. 
These improvements include the physical rehabilitation of 
the historic church building as well as improved community 
space incorporated into the new structure.

Historical Value

Holy Trinity Cathedral is valued historically for its association 
with the earliest settlement of New Westminster. The irst 
Anglican service in New Westminster was held in 1859, 
relecting the British origins of the Royal Engineers who founded 
the city. The Cathedral is one of the few buildings in downtown 
New Westminster that retains substantial historic fabric that 
survived the Great Fire. Numerous important historic igures 
from the development and construction of British Columbia 
are featured in the Cathedral’s story; including clergy the Rev. 
John Sheepshanks and the Rt. Rev. Acton Sillitoe; Colonel R.C. 
Moody of the Royal Engineers; architect H.O. Tiedemann; 
builder Thomas Trounce; and architect George Grant, as well 
as its association its association with many prominent New 
Westminster families.

Architectural Value

Aesthetically, Holy Trinity Cathedral is of architectural 
signiicance for its Gothic Revival style, and for its interior and 
exterior design. Little of the Cathedral has been changed, and 
it retains much of its original features and patina. The apse is 
illuminated by stained glass windows of exceptional quality, 
and the leaded windows of the nave are also ine examples of 
their craft.

Community Value

This has been the site of religious worship for longer than 
Canada has been a country. Beyond this historic signiicance, 
there is a deep-rooted tradition of community involvement 
and service. The parish is active in charitable organizations, 
notably the New Westminster Homelessness Coalition, and 
as part of the Anglican Church of Canada it is a participating 
member of the Primate’s World Relief and Development Fund. 
It also provides a breakfast program, providing free meals to the 
less fortunate, and encourages participation from volunteers 
including students from St. Thomas More Collegiate. The 
Cathedral is the focal point for pastoral care to the community, 
including weddings, baptisms, hospital visitations and funeral 
services.

2.2 SUMMARY OF HERITAGE VALUES 2.3 SUMMARY OF HERITAGE BENEFITS
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Legal Protection of the Heritage Site

In many ways, this church site is the very core of historic New 
Westminster and the original Mainland Colony. As part of this 
agreement, long-term legal protection will be provided for this 
very historic site. 

Institutional Preservation

Institutions of faith are critical to the social fabric of the 
community. HTC, as a long-time anchor to the downtown, 
has been a transformative force that meets the social and faith-
based needs of local residents and groups. The location in the 
downtown core is critical in serving the growing population, 
those who travel in on the weekend and those who work in 
businesses downtown. 

In addition to its faith-based services, the critical role played 
by HTC includes: 
• Providing space for community functions including 

programming, events and recreation for seniors and 
youth programs;

• Hosting arts and cultural events (e.g., providing space for 
City Stage West);

• Offering care, a sense of belonging and community 
counsel for disadvantaged populations; and

• Providing space and programming for recovery and 
health programs.

Faith-based institutions play a signiicant role in the 
development of a holistic community, and HTC is well aligned 
with current City of New Westminster and senior government 
policies and strategies in many key areas. 

The Parish is challenged by its current outdated facilities, aging 
infrastructure and high costs of rehabilitation. This project will 
allow the historic HTC Parish to remain in its current location, 
and provide improved and expanded facilities for community 
use and outreach.

Sustainability

The redevelopment of the HTC site also supports sustainability 
in the following ways:
• Economic Sustainability
• Environmental Sustainability
• Social Sustainability
• Cultural Sustainability
• Spiritual Sustainability

The development of complete communities supports the Social 
Pillar of sustainability. In addition, the geographic proximity 
of programs and services for downtown residents promotes a 
compact, sustainable infrastructure through access to alternate 
forms of transportation. Given projections of continuing 
increase in the population in New Westminster, the presence 
of this historic institution offers an anchor of stability as well 
as a community resource of great public beneit. 

SUMMARIES
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You go not as enemies but as the benefactors of the 

land you visit, and children unborn will, I believe, 

bless the hour when Queen Victoria sent forth her 

sappers and miners to found a second England on the 

shores of the Paciic.

With these words the Colonial Secretary, Sir Edward Bulwer-
Lytton, dispatched the irst contingent of Royal Engineers 
to tame the wilderness and the wild gold seekers in British 
Columbia. Bulwer-Lytton was alarmed not only at the “motley 
inundation of immigrant diggers” that were looding the area, 
but also at the possibility that the Americans would attempt 
to annex the area north of the forty-ninth parallel now that 
valuable resources had been discovered there. The irst priority 
for the Royal Engineers was to secure the British claim to the 
area by surveying the boundary with the United States, but 
they were also charged with surveying lands and roads for 
public purposes, suggesting a site for the capital city for the 
newly formed mainland colony, and reporting on the value 
of mineral resources. Colonel Richard Clement Moody was 
appointed to command the detachment. The irst contingent 
of the Royal Engineers arrived in mid-1858. A separate 
detachment arrived in late 1858 with, as Sir Edward continued, 
a mission “not... to ight against men, but to conquer nature; 
not to besiege cities, but to create them.” This elite body of 
men laid the foundations for the development of the province. 
They created one major city, established the location and plan 
of smaller but strategically important towns, and determined 
the transportation routes that to this day move most people 
around the Lower Mainland and up into the central interior of 
the province.

James Douglas, newly-appointed Governor of the Mainland 
colony of British Columbia, had chosen Derby, near the site 
of the original Fort Langley, as the site for the new capital, 
and the Royal Engineers established their irst camp there. 
Rev. William Burton Crickmer of Oxford was assigned as the 
contingent’s chaplain, and he arrived at Derby in February 
of 1859. Soon after his arrival, he wrote to the Colonial & 
Continental Church Society:

Your missionary preached the very irst regular sermon 
in the Colony of British Columbia… my church was a 

half-inished barrack, my congregation soldiers and 
civilians, my pulpit a Union Jack over a box, and my 
text Genesis 1:27, “The New Creation.”

Construction began on a church, St. John the Divine, and 
a rectory, both built of redwood and likely designed by 
Crickmer himself and following the design of his old parish 
church in London, St. John the Divine. Town lots were offered 
at auction, raising considerable money for the government. 
Derby, however, proved to be a short-lived settlement. Only 
two months after the town’s inauguration, Colonel Moody 
condemned the site on sanitary, commercial, military and 
political grounds. Crickmer and his family were transferred 
to Yale, and the church at Derby sat empty and unused until 
1882, when the Anglican congregation at Maple Ridge cut it 
into segments, loated it across the Fraser River, and hoisted it 
onto a new site, where it was reconstructed at about half its 
original length and still survives today.

3.1 ESTABLISHMENT OF THE ANGLICAN CHURCH IN BRITISH COLUMBIA

3. HISTORY OF HOLY TRINITY

St. John’s, Derby (1859), drawn by Rev. Crickmer [City of Vancou-
ver Archives AM447: St. John the Divine Church fonds]
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Over Governor James Douglas’s objections, Moody rejected 
Derby as the permanent site for the new capital, and suggested 
another site, in a strategic location on an easily defended hill 

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

Despite the grand plans it was soon obvious that it would 
be a long time before anything resembling a city could be 
established, and the site was derisively called the “Imperial 
stump-ield.” Upriver, and separate from the capital, the Royal 
Engineers established their own camp at Sapperton where 
they constructed barracks, an impressive house for Colonel 
Moody, a school, and a log church, which was described in 
the Victoria Gazette as being of “a most singular and clumsy 
appearance.” 

New Westminster was laid out in a grand linear plan, 
parallel to the Fraser River. It terminated to the west at Dock 
Square, and to the east at Albert Crescent, patterned after 
the crescents at Bath and Brighton. Eight church reserves 
were located throughout the lower town, accommodating all 
denominations. The capital’s main focus was to be the centrally 
located government and public gardens. Moody decided to 
place the Anglican Cathedral “as an ornamental feature” in 
the centre of Victoria Gardens, indicating its importance to 
both the City’s appearance from the river as well as its central 
position in the new settlement’s social life. 

In February 1859, the British War Ofice decided to provide 
spiritual care for the troops under the command of Colonel 
Moody, and in September, sanctioned 100 pounds sterling for 
the purpose. John Sheepshanks was nominated, and arrived 
before quarters could be prepared; he was invited to live with 
the Moody family when he arrived. Reverend Sheepshanks 
conducted the irst Anglican service in New Westminster on 
Sunday September 2nd, 1859 in the Customs House. 

Born in 1834, Sheepshanks was educated at Christ’s College, 
Cambridge. Ordained in 1857, he was a curate at Leeds Parish 
Church prior to becoming Rector of New Westminster and 
Chaplain to George Hills, the Bishop of Columbia. He later 
held incumbencies in Bilton, Yorkshire, and Anield Liverpool 
before his election to the Episcopate as Bishop of Norwich in 
1893, a post he held until his death in 1909.

Sapperton, circa 1863 [BC Archives] - A: Colonel Moody’s residence, B: log church.

3.2 THE ESTABLISHMENT OF NEW WESTMINSTER

HISTORY OF HOLY TRINITY
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“We like our Clergyman, so far, very well, he is High 
Church, but very energetic and earnest and hard-working. 
I do not think he has taken a fancy to us for he is very 
quiet and reserved. He has a room in our House, but we 
seldom see him excepting on Sundays when our Meal 
times suit him better than the Mess Hours. He is very fond 
of Zefie, and plays with her constantly.”
The Letters of Mary S. Moody, October 11, 1859. 

“Our Church is begun, and Mr. Sheepshanks living in 
a “Log Hut” near the Site, which I have named ‘Castle 
Sheepshanks’, however, poor man, he was nearly burnt 
out last night. He is going to Victoria for a holyday, and Mr. 
Dundas is coming up here.”
The Letters of Mary S. Moody, April 16, 1860.

Bishop of Norwich, the Rt. Rev. John Sheepshanks, DD 
[NWMA IHP2530]

Sheepshanks wrote in his memoir, “Bishop in the Rough”:
During the day Mr. Sheepshanks’ time was well occupied. 
No man can be described as idle who visits, collects 
subscriptions and gifts, supervises a work of building, 
teaches a Sunday school, preaches four sermons on the 
seventh day with the usual ofices of the Church, and 
walks ive or six miles in the performance of that duty. 
The church building progressed. There was a “bee” for 
the clearing of the ground. A considerable number of 
people put in a day’s work, brought shovels and pickaxes, 
cleared the ground of stumps, rolled away logs, and made 

a pathway from the road up to the church lot. But the 
labours in the settlement were intermitted by an order 

from the Bishop to go up country and visit the miners and 

the Indians.

Reverend John Sheepshanks, circa 1860. Photographer: G.R. 
Fardon [BC Archives F-05146]
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1.0 INTRODUCTION

1.0 INTRODUCTION

First Holy Trinity Church, New Westminster; church destroyed by ire in 1865. “Castle Sheepshanks” is visible in the fore-
ground. Photographer Francis George Claudet. Date: 1860 [BC Archives A-01672]



DONALD LUXTON AND ASSOCIATES INC. | AUGUST 2017 15

New Westminster’s Holy Trinity Anglican Church, built in 
1860, was designed by Captain Arthur Reid Lemprière, who 
arrived with the third group of Royal Engineers in April, 1859. 
The irst of three Church buildings, it was of wood construction. 
On December 8, 1860, Holy Trinity was consecrated. The 
church was described in the New Westminster Times: 

The ediice, which commands a lovely view of the river, 
mountains and surrounding scenery, is built in the early 

style of Gothic Architecture… The interior consists of a 
nave, two aisles, chancel, vestry and recess for organ. 
The uprights and rafters are of ir, massive pillars with 
Gothic arches between, a series of arches also spanning 
the nave and giving a rich and ecclesiastical appearance 

to the whole. The internal ittings are of the handsomest 
description. The seats, which have been presented by 
various individuals whose hearts warmed towards the 

completion of the good work, are of ir, trimmed with 
the famous California redwood. The lectern or bible-
desk (a gift) is of ir and the Columbian Cottonwood; 
the poppy heads of redwood are admirably contrasted, 

and present an exceedingly rich and elegant appearance. 
The communion rails, designed by one of the Royal 
Engineers, are beautifully executed. The whole building 
relects the highest credit both upon the taste of the 
committee, who approved of the plans (presented by 
Captain A.R. Lemprière, R.E.,) and upon the builders, 
Messrs. Manson and White, who have performed their 
part in a truly workmanlike and skillful manner.

Sheepshank’s parsonage was a log hut built by two miners, 
close to the church and measuring 7 feet by 10 feet. Notches 
were cut into the logs for whiskey bottles, which originally 
served as windows, soon replaced by a cloth curtain on a 
sliding frame. Sheepshanks noted that he could “sit on my 
wooden bunk and open the window, shut the door, poke the 
ire in the stove, and get anything down from the shelf without 
moving.”

The helpful, friendly Engineers were ordered home [in 
1863], and embarked for England to the tune so hard for 
exiles to bear, “Home, sweet Home.” The monotony of 
Church life was broken by what may be called the Battle 
of the Bells. About this time we heard in the Victoria, V. 
I., newspaper of a beautiful peal of bells for the Bishop’s 
church at Victoria, given by Miss (afterwards Lady) 
Burdett-Coutts. And in due time the arrival of the ship with 
the bells was chronicled. I happened to be in Victoria at 
the time, and meeting my good friend Mr. Holbrook, who 
also chanced to be down there, we agreed to go on board 

the vessel and have a look at them. 

Accordingly we went on board, and, the hatches being 
open, we looked down and saw one or two of the bells 
being uncovered. I climbed down into the hold and read 
the inscription on the tenor bell, and I remember well the 

shout of delight with which I called up to Mr. Holbrook, 
who was looking down from the deck above, to tell him 
that the inscription was ‘ for the Church of St. Stephen, 
New Westminster.’ 

There was always a good deal of rivalry and jealousy 
between Victoria and New Westminster, and we knew that 
every effort would be made by the people of Victoria to 

retain the bells there. With regard to this ine peal of bells, 
it was true that our church was not dedicated in the name 

of St. Stephen, yet the crucial point, we thought, was the 
place, and as they were inscribed ‘New Westminster,’ we 
believed and maintained that of right they were ours. 

We took measures accordingly, and got up a public 
meeting and began a movement for the erection of a 

bell-tower, and memorialized the Bishop. And, in short, 
we showed ourselves so unanimous and insistent that we 

gained our point, and in a few weeks’ time the bells were 
deposited on the bank of Frazer River.
John Sheepshanks, “Bishop in the Rough.”

In 1865, a 100-foot bell tower designed by architects Wright 
& Sanders of Victoria, was built to house the bells. The church 
burned to the ground that year. 

3.3 FIRST HOLY TRINITY CHURCH, 1860

HISTORY OF HOLY TRINITY
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3.4 SECOND HOLY TRINITY CHURCH, 1867

The irst Holy Trinity was destroyed by ire in 1865. The 
second building was built of stone and was consecrated on 
December 18th, 1867. Hermann Otto Tiedemann (1821-
1891) was a successful architect, surveyor and civil engineer, 
who emigrated from Prussia to Victoria in 1858. Noted as the 
designer of the Colonial Administration Buildings in Victoria 
(the “Birdcages”), in 1867 he secured the architectural 
commission for Holy Trinity Anglican Church in New 
Westminster. Built in the “pure Gothic” style desired by the 
clients, Holy Trinity was of cross-axial design with a semi-
octagonal apse. The contract for its construction was awarded 
to Thomas Trounce, and its walls were built of sandstone 
imported from Salt Spring Island.

The irst Bishop of the new diocese, The Right Reverend 
Acton Wyndeyer Sillitoe, was born in Australia in 1840 and 
educated in England. He married irst, in 1870, Charlotte, 
second daughter of Thomas Sillitoe, of Buenos Aires (who 
died in 1878), and secondly, in 1878, Violet Emily, second 
daughter of Justinian Pelly, of Yoxford, Suffolk. He was 
educated at King’s College School, London, and at Pembroke 
College, Cambridge, and was ordained in 1869. After holding 
various preferments, he was consecrated Lord Bishop of New 
Westminster on All Saints’ Day 1879. He and Mrs. Sillitoe 
arrived in New Westminster on June 18th, 1880. 

The boundaries of the diocese were from the forty-ifth parallel 
to the ifty-fourth, and from the Rocky Mountains to the Paciic 
Ocean, an area of 160,000 square miles. The Rev. L.N. Tucker, 
Rector of Christ Church, Vancouver, voiced the opinion: “No 
one, I am sure, could know Bishop Sillitoe intimately without 
being charmed by his genial and friendly manner, and without 
being impressed by his zeal, earnestness, and manliness. Such 
qualities – the gifts of the Eternal Spirit – are not likely soon 
to die or to be forgotten. Through them, though dead, be yet 
speaketh, and will speak for many years to come to all who 
knew him.”

Holy Trinity Church became the Cathedral Church of the 
Diocese of New Westminster in 1892.

Right Reverend Acton Sillitoe, circa 1870
[City of Vancouver Archives CVA Port P1282]
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Interior of Holy Trinity Cathedral, prior to ire of 1898. [BC Archives G-01086]

3.5 GREAT FIRE AND REBUILDING 1898-99
Holy Trinity burned during the great New Westminster ire of 
September 10, 1898. The wooden elements of the building 
were destroyed, but some of the walls, although damaged, 
remained standing. Of the peal, seven of the eight bells were 

cracked beyond repair. Burdett-Coutts refused to donate more 
bells, so the seven cracked bells were sent to San Francisco to 
be melted down to provide funds for rebuilding the Cathedral. 
The one original bell that remained, named “Wisdom,” still 
hangs in the tower.

HISTORY OF HOLY TRINITY
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The current Cathedral is a reconstruction of the previous 
church, the surviving walls and foundations of which were 
found to be suficiently strong to be reused. Much of the 
masonry was still structurally sound and was retained, though a 
cement parging was used to conceal the scorch marks. Further, 
the nave was extended 13 feet and the bell tower constructed 
thirty feet beyond its existing height. The reconstruction was 
undertaken by local architect George W. Grant, who was 
extremely busy following the Great Fire, designing many of 
the structures in Downtown New Westminster that still stand. 
Work was completed on the rebuilding of the Cathedral in 
1899 in time for services on All Saints Day. The Cathedral was 

The ire-damaged bells of Holy Trinity Cathedral. [BC Archives A-03362]

consecrated on April 3rd, 1902, following the settlement of 
the debt incurred by the restoration work.

The majestic bell-tower was redesigned in 1910 by architect 
Frank G. Gardiner. Gardiner had a proliic architectural 
career, particularly with partner A.L. Mercer, who designed 
many buildings in downtown New Westminster. Holy Trinity 
Cathedral contains art glass windows by Henry Bloomield 
and Sons, which installed glass in numerous buildings, 
including St. Paul’s Anglican Church in Vancouver. The interior 
also boasts woodwork of native tree species. 
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This remained as the Cathedral Church of the Diocese until 
1929 when Archbishop de Pencier designated Christ Church 
as his Cathedral. The Parish of Holy Trinity was bitterly 
disappointed, and following a ight which lasted over a year 
and which threatened to be dragged before the Supreme 
Court, a settlement was reached which included the right of 
Holy Trinity to retain the title of Cathedral in perpetuity.

Notable surviving features of Holy Trinity Cathedral include 
the three stained glass windows in the apse, the work of 
local craftsmen, Henry Bloomield and Sons. The left window 
is believed to be among the irst depictions of First Nations 
people in stained glass. The right window was of gift of the 
Grand Lodge of British Columbia of which Bishop Sillitoe was 

Cement parging on exterior of church, 1900 [NWMA IHP0009]

Grand Chaplain. It contains symbols of the Masonic Order 
and represents the Holy Spirit descending upon the Apostles 
at Pentecost. The Bloomield sons gave Saint Peter, the central 
igure, the face of their father, Henry. The central window 
represents Christ the King enthroned in glory. This window 
also contains a delightful blushing angel.

A number of historically signiicant artifacts grace the 
Cathedral. Ties to Westminster Abbey are represented by the 
pillared Credence Table in the sanctuary and the altar cross 
as well as the banner on the front of the pulpit. The brass 
lectern was a gift of the irst Governor of the Colony, Sir James 
Douglas in 1875. This and other items were saved from the 
burning former building by the Rector of the day, the Reverend 
Shildrick.

HISTORY OF HOLY TRINITY
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The second Holy Trinity Church and Bell-Tower, 186- [BC Archives C-03820]
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The boundaries of the diocese were from the forty-ifth parallel 
to the ifty-fourth, and from the Rocky Mountains to the Paciic 
Ocean, an area of 160,000 square miles. The Rev. L.N. Tucker, 
Rector of Christ Church, Vancouver, voiced the opinion: “No 
one, I am sure, could know Bishop Sillitoe intimately without 
being charmed by his genial and friendly manner, and without 
being impressed by his zeal, earnestness, and manliness. Such 
qualities – the gifts of the Eternal Spirit – are not likely soon 
to die or to be forgotten. Through them, though dead, be yet 
speaketh, and will speak for many years to come to all who 
knew him.”

Holy Trinity Church became the Cathedral Church of the 
Diocese of New Westminster in 1892.

3.3 GREAT FIRE AND REBUILDING 1898-99
Holy Trinity burned during the great New Westminster ire of 
September 10, 1898. The wooden elements of the building 
were destroyed, but many of the walls, although damaged, 
remained standing. Of the peal, seven of the eight bells were 
cracked beyond repair. Burdett-Coutts refused to donate more 
bells, so the seven cracked bells were sent to San Francisco to 
be melted down to provide funds for rebuilding the Cathedral. 
The one original bell that remained, named “Wisdom,” still 
hangs in the tower.

Fire-damaged Holy Trinity Cathedral, 1898 [NWPL 576]

HISTORY OF HOLY TRINITY
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Interior of rebuilt Holy Trinity Cathedral [BC Archives D-07839]
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3.6 HISTORY OF THE TOWER

Second Holy Trinity Cathedral (First built in stone), with 1865 wood tower, 186- [BC Archives A-01593]

June 12th, 1867, the contract to erect a new stone church 
was let to Mr. Thomas Trounce of Victoria... On October 
16th, 1867, the cornerstone was laid by Governor Seymour... 
Lack of funds prevented the completion of the tower... The 
tower itself had been raised all too hastily and none too 

well...  In 1880, it was decided that the old tower could be 
left standing no longer, but though it had appears so decrepit, 
it turned deiant at the last and proved far more sturdy than 
they thought. It was with some dificulty, even with three 
teams of horses, that it was pulled down.
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It was not until April 10th, 1886, that the cornerstone of the 
new tower was laid... But the tower, begun with such high 
hopes, was never suficiently completed for the bells to be 
hung. 

Laying of the new tower cornerstone, April 1886 [NWMA IHP0647]
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Then came the disastrous ire of ‘98. For the second time, 
the Church of Holy Trinity was in ruins and this time the bells 
which had been stored in a shed nearby, were lost. 

Holy Trinity Cathedral [BC Archives B-05504]
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Rebuilt Church, view from Clarkson Street, 1900 [NWMA IHP0327]

`
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3.7 HISTORY OF INTERIOR

Interior of Holy Trinity Cathedral, 1867 [NWPL 1654]
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Interior of Holy Trinity Cathedral,1901 [NWPL 1658]
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Interior of Holy Trinity Cathedral,February 2, 1901 [NWPL 1657]

Ill 
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Interior of Holy Trinity Cathedral, 1951 [NWPL 1653] 
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Interior of Holy Trinity Cathedral, 195- [BC Archives D-07839]
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Interior of Holy Trinity Cathedral,1959 [NWPL 1656]
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3.7.1 HISTORIC FURNISHINGS

The Holy Trinity Cathedral features a large collection of 
signiicant interior furnishings that are of historical value to 
the Church. These historic furnishings will be removed, stored, 
restored and reinstated following rehabilitation work. 
The following descriptions are sourced from The Memories of 
a Cathedral – A Century of Christian Activity 1859-1959.

WINDOWS 

The three windows in the Sanctuary are worthy of close 
inspection for they contain a wealth of interesting detail. The 
North Window designed to remind us of God, the Father, 
represents the Baptism of Jesus when the voice of the Father 
was heard saying, “This is my beloved Son, in whom I am 
well pleased.” Two interesting features of this window are, the 
Episcopal Coat of Arms of Bishop Sillitoe, and the two Indian 
igured on either side of it, set against the blue mountains of 
Vancouver Island with the setting sun going down behind 

them

The Central Window depicts God the Son, enthroned in 
glory. This window contains a delightful blushing angel and 
the symbols of the four Evangelists. Both these windows were 
given by friends and parishioners in memory of Bishop Sillitoe.
The third window is a gift of the Masons of British Columbia 
and is also a memorial to Bishop Sillitoe who was at one time, 

their Grand Champlain. It contains many symbols of the Order 
and represents God the Holy Spirit by depicting the descent of 
the Holy Spirit upon the Disciples at Pentecost. 

One of the most interesting facts about these windows is 
that they were made in British Columbia at the turn of the 

Century, by the irm of Henry Bloomield and Sons, which 
was established in New Westminster until the great ire of ’98, 
after which it was moved to Vancouver. The windows were 
designed by one of the sons, James, who at that time, was in 

Manchester, England. He sent out the designs, and the glass 
was made and assembled by another son, Charles, a boy still 

in his teens. A touching and unique feature of the Masonic 
Window is that the boys gave to the Central igure, St. Peter, 
the face of their father, Henry. 

THE ALTAR AND REREDOS

The Sanctuary, as well as the East Windows of Holy Trinity, 
form a memorial to Bishop Sillitoe. The Altar and Reredos were 
designed by Canon Beanlands of Victoria. Across the top of the 
carved reredos are eight heraldic shields, which are relative 

to Bishop Sillitoe’s life. Facing the Altar from left to right they 
are 1. The Coat of Arms of St. John Baptist Church, Coventry, 
where Bishop Sillitoe was consecrated Bishop; 2. The Coat 
of Arms of York Minster; 3. The Coat of Arms for Lichield 
Cathedral where the Bishop was ordained both deacon and 

priest; 4. The Coat of Arms of Canterbury Cathedral; 5. The 
Coat of Arms of the Diocese of British Columbia; 6. The Coat 
of Arms of the Sillitoes; 8. The Coat of Arms of Mrs. Sillitoe’s 
family, the Pellys, of Upton, Essex, Baronets. 

THE FRONTALS AND EUCHARIST VESTMENTS

The Frontals and Eucharist Vestments of Holy Trinity are 
magniicent. These priceless ornaments were made and 
embroidered by the Sisters of the Community of All Hallows’, 
Ditchinham, Norfolk. 

HISTORY OF HOLY TRINITY
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THE ALTAR CROSS

The Altar Cross was presented 
to Bishop Sillitoe by the Dean 
of Westminster Abbey, the Very 
Rev. Arthur Penrhyn Stanley, 
known to the world as “Little 
Arthur” in “Tom Brown’s 
School Days,” “As a mark of 
sympathy between the old and 

new cities.” Old Westminster 
and New Westminster. The 
base of the Cross is of oak 
fashioned from a rafter of the 

Abbey of the time of Henry V. 

THE BISHOP’S THRONE AND CHAIR

Holy Trinity has both a Bishop’s Throne and a Bishop’s Chair 
in the Sanctuary. The former, lofty and simple in design, is the 
original Bishop’s Throne for the Diocese of New Westminster. It 
is of oak, upholstered in Purple Velvet in contrast to the Sedilia, 
opposite, which is upholstered in crimson. The beautifully 
carved Bishop’s Chair stands beside the Throne and is made 
of walnut. It is a memorial to William Angust Bartlett Stokes, 
R.C.A.F., killed in action June 11th, 1943, aged 24.
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THE ALTAR LIGHTS

The beautiful Candlesticks 
on the Altar were carved at 
Oberamnergau by the Passion 
Players, legend attributing equisite 

work to principal character Anton 
Lang. They were the gift of the 
Victorian philanthropist, Arthur 
Evans, Esq., of London, England, 
in 1896.

THE CREDENCE

The Credence in Holy Trinity is 
most unique. The four pedestals 
once supported the marble 

mensa of the Altar in the Chapel 
of Henry VII, Westminster Abbey. 
They are of cedarwood, richly 
wrought with Renaissance foliage 
and covered with gold leaf.

THE DOUGLAS LECTERN

The handsome brass Lectern, 
known as the Douglas lectern, 
was presented to Holy Trinity by 
Sir James Douglas, K.C.B., irst 
Governor of the Colony in 1875.

THE COMMUNION SETS

The two Communion Services 
in possession of Holy Trinity are 
very ine. The irst, consisting of 
jewelled chalice of silver gilt, 
lagon and paten was the gift 
of the parishioners of Coatham, 

Yorkshire, in 1886. The less 
elaborate set, consisting of 

jewelled chalice and paten was 
presented by the Rev. Herbert 
Bering. 

THE FONT AND EWER

The Font is of sandstone and was presented by the Whatsoever 
Society of Holy Trinity Parish, a parochial organization long 
extinct, but in its day was very active in raising funds for the 
church. The Font cover was bequeathed to the Cathedral by 
Mr. John P. Voss on Easter Day, April 4th, 1926. The magniicent 
brass Ewer was a gift from St. Agatha’s Guild of St. James 
Church, Vancouver, in memory of Bishop Sillitoe. 

THE REGIMENTAL COLORS

The colors of the Westminster Regiment hand in the Chancel. 
They were deposited by the Commanding Oficer, Lt.-Col. G. B. 
Corbould, on Saturday, October 26th, 1929. Holy Trinity, from 
the days of the Royal Engineers has always been considered 
by the Regiment as its Garrison Church. Over the 100 years 
the closest ties between the two have been formed. As were 
many of his predecessors, the present Rector is Chaplain of the 
Regiment. On the other hand, many of the oficers and men 
have taken a very active part in the affairs of the Parish.

THE CATHEDRAL ORGAN

The Cathedral Organ was manufactured by Karn-Warren 
Organ Co. Ltd. of Woodstock, Ontario, and was brought, 
second-hand, in Montreal in 1899 and installed in the present 
building which had just been restored following the disastrous 
ire of 1898.

At the ripe old age of one hundred year or more, it is probably 
the oldest pipe organ on the Lower Mainland. From time to 
time, additions were made to it, the most extensive in 1945, 
when through a legacy from the estate of the late L. A. Lewis, a 
part of the Cassavant Organ of the old Rex Theatre on Hastings 
Street in Vancouver, was purchased. Then in 1956, this grand 
old instrument was transformed into one of the newest and 

most up-to-date in Canada. It was equipped with a modern 
three-manual console and new electric action. All of the 
original pipes, mellowed with age, have been retained and 

some 116 pipes added, bringing the total to the surprising 
igure of 1058. The renovated organ was dedicated by Bishop 
Gower on January 22nd, 1956.

HISTORY OF HOLY TRINITY
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Description Of Historic Place

Holy Trinity Cathedral is a stone and brick Gothic Revival 
church with a front gabled roof and a brick and stone 
tower. The building is located in a commanding position on 
Carnarvon Street at Church Street, near New Westminster’s 
historic downtown core.

Heritage Value Of Historic Place

Holy Trinity Cathedral is valued for its association with the 
earliest settlement of New Westminster. The irst Anglican 
service in New Westminster was held in 1859, relecting 
the British origins of the Royal Engineers who founded the 
city. Colonel R.C. Moody of the Royal Engineers designed 
the original layout of the city to include this church site as 
a prominent central feature, demonstrating loyalty to the 
primary faith of the Mother Country. The irst Holy Trinity 
Anglican church, built by the Royal Engineers in 1860, was 
destroyed by ire in 1865. A second church, designed by 
Victoria architect H.O. Tiedemann and built from imported 
Salt Spring Island sandstone, was erected in 1867-68. In 1892, 

Holy Trinity became the Cathedral Church of the Diocese of 
New Westminster. The disastrous 1898 ire, which wiped out 
the greater part of downtown New Westminster, destroyed 
the second Holy Trinity, but the thick stone walls survived. 
Between 1899 and 1902 the cathedral was rebuilt using the 
original walls of the earlier building. 

Additionally, Holy Trinity Cathedral is of architectural 
signiicance for its Gothic Revival style, and for its interior 
and exterior design. The reconstruction of the church was 
designed by George William Grant (1852-1925), a proliic 
architect who designed many of the buildings in downtown 
New Westminster, before and after the Great Fire. The interior 
of Holy Trinity Cathedral was based on the design of St. Paul’s 
Church, Kensington, London, and remains in substantially 
original condition. The vaulted space is illuminated by art 
glass windows executed by Henry Bloomield and Sons, a 
prominent irm established in New Westminster in 1890.

4. STATEMENT OF SIGNIFICANCE
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HISTORY OF HOLY TRINITY

Character-Deining Elements
Key elements that deine the heritage character of the Holy 
Trinity Cathedral include its: 
• continuous use as a church site since the earliest 

development of the city;
• location on Carnarvon Street, part of a grouping of 

late Victorian and Edwardian era buildings in historic 
downtown New Westminster;

• ecclesiastical form, scale and massing as expressed by 
its irregular picturesque shape, steeply-pitched roolines, 
and offset buttressed tower with a crenellated roof-line 

• gabled roof with minimal overhangs and gabled roof on 
the western projection;

• elements of the Gothic Revival style, such as the massive 
masonry construction, asymmetrical bell tower and 
Gothic pointed-arch windows; and

• interior features such as the original vaulted ceilings, 
art glass windows, dark-stained woodwork, altar and 
reredos.
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The Holy Trinity Cathedral is a listed building on the New 
Westminster municipal Heritage Register, and is a signiicant 
historical resource in the City of New Westminster. The Parks 
Canada Standards and Guidelines for the Conservation of 
Historic Places in Canada (2010) is the source used to assess 
the appropriate level of conservation and intervention. 
Under the Guidelines, the work proposed for the Holy Trinity 
Cathedral includes aspects of preservation, rehabilitation and 
restoration.

PRESERVATION: the action or process of 

protecting, maintaining, and/or stabilizing the 

existing materials, form, and integrity of a historic 
place or of an individual component, while 

protecting its heritage value.
 

RESTORATION: the action or process of 

accurately revealing, recovering or representing 

the state of a historic place or of an individual 

component, as it appeared at a particular period 

in its history, while protecting its heritage value.
 

REHABILITATION: the action or process of 

making possible a continuing or compatible 
contemporary use of a historic place or an 

individual component, through repair, alterations, 

and/or additions, while protecting its heritage 

value.

Interventions to the Holy Trinity Cathedral should be based 
upon the Standards outlined in the Standards and Guidelines, 
which are conservation principles of best practice. The 
following General Standards should be followed when 
carrying out any work to an historic property.

STANDARDS

Standards relating to all Conservation Projects

1. Conserve the heritage value of a historic place. Do 
not remove, replace, or substantially alter its intact or 
repairable character-deining elements. Do not move a 
part of a historic place if its current location is a character-
deining element.

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

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

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

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

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

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

8. Maintain character-deining elements on an ongoing 
basis. Repair character-deining element by reinforcing 
the materials using recognized conservation methods. 
Replace in kind any extensively deteriorated or missing 
parts of character-deining elements, where there are 
surviving prototypes.

5.1 STANDARDS AND GUIDELINES

5. CONSERVATION GUIDELINES
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5.2 CONSERVATION REFERENCES
9. Make any intervention needed to preserve character-

deining elements physically and visually compatible with 
the historic place and identiiable upon close inspection. 
Document any intervention for future reference.

Additional Standards relating to Rehabilitation

10. Repair rather than replace character-deining elements. 
Where character-deining elements are too severely 
deteriorated to repair, and where suficient 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 insuficient 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-deining 
elements when creating any new additions to a historic 
place and any related new construction. Make the new 
work physically and visually compatible with, subordinate 
to and distinguishable from the historic place.

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

Additional Standards relating to Restoration

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

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

The proposed work entails the Rehabilitation and Restoration of 
the exterior of the Holy Trinity Cathedral, and the rehabilitation 
of parts of the interior. The following conservation resources 
should be referred to:

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

National Park Service, Technical Preservation Services. 
Preservation Briefs:

Preservation Brief 1: Assessing Cleaning and Water-Repellent 
Treatments for Historic Masonry Buildings.
http://www.nps.gov/tps/how-to-preserve/briefs/1-cleaning-
water-repellent.htm

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

Preservation Brief 3: Improving Energy Eficiency in Historic 
Buildings.
http://www.nps.gov/tps/how-to-preserve/briefs/3-improve-
energy-eficiency.htm

Preservation Brief 4: Rooing for Historic Buildings.
http://www.nps.gov/tps/how-to-preserve/briefs/4-rooing.htm

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

CONSERVATION GUIDELINES
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The primary intent is to preserve the existing historic structure, 
while undertaking a rehabilitation that will upgrade its structure 
and services to increase its functionality. As part of the scope 
of work, character-deining elements will be preserved, while 
missing or deteriorated elements will be restored. 

The major proposed interventions of the overall project are to:
• preserve the original character-deining elements of the 

church,
• restore character-deining elements that have been 

altered over the years,

• seismically upgrade the structure as required, and
• rehabilitate windows and doors, as required.

The rehabilitation of the church is part of a larger proposed 
redevelopment plan of the site, which includes demolishing 
the existing adjacent Parish Hall and constructing a new 
residential tower with a new amenity structure that directly 
connects to the historic church. 

Structural Upgrades:

The church has been structurally assessed, and will require 
signiicant intervention to ensure its longevity and stability 
through seismic upgrading. All structural rehabilitation work 
should be sensitive to the historic structure, and will respect 
character-deining elements.

5.3 GENERAL CONSERVATION STRATEGY
Preservation Brief 10: Exterior Paint Problems on Historic 
Woodwork.
http://www.nps.gov/tps/how-to-preserve/briefs/10-paint-
problems.htm

Preservation Brief 14: New Exterior Additions to Historic 
Buildings: Preservation Concerns.
http://www.nps.gov/tps/how-to-preserve/briefs/14-exterior-
additions.htm

Preservation Brief 16: The Use of Substitute Materials on 
Historic Buildings.
http://www.nps.gov/tps/how-to-preserve/briefs/16-substitute-
materials.htm

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

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

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

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

MAIN STRUCTURE

        Stonework Currently parged in cement stucco

        Windows

                1. Pointed arch clerestory window above door

                2. Southernmost window, pointed arch

                3. Centre window, pointed arch

                4. Northernmost window, pointed arch

        Eave Brackets Brackets course along rooline

        Entryway Projecting front-gabled side entryway portico

        Stone Buttresses Currently parged with cement stucco

        Window Hoods Hoods above windows

TOWER

        Stonework Original stonework (Currently parged in cement stucco)

        Crenellated Parapet

        Wood Louvres Two pointed arch wood louvres (Currently have metal mesh covering)

        Brickwork Exposed brickwork

        Anchor Ties Circular cast-iron anchor ties

5.3.1 HERITAGE FEATURE LIST - EXTERIOR

CONSERVATION GUIDELINES
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NORTH ELEVATION

MAIN STRUCTURE

        Stonework Currently parged in cement stucco

        Windows

                1. Large pointed arch window

        Louvre Single wood louvre within gable-end

        Buttresses Parged

        Granite Base

        Window Hood Hood above window

TOWER

        Stonework Original stonework (Currently parged above rooline in cement stucco)

        Crenellated Parapet

        Wood Louvres Two pointed arch wood louvres (Currently have metal mesh covering)

        Brickwork Exposed brickwork

        Anchor Ties Circular cast-iron anchor ties



DONALD LUXTON AND ASSOCIATES INC. | AUGUST 2017 43

SOUTH ELEVATION

MAIN STRUCTURE

        Stonework Currently parged in cement stucco

        Windows

                1. Westernmost window, pointed arch

                2. Easternmost window, pointed arch

                3. Westernmost window in bay, pointed arch

                4. Centre window in bay, pointed arch

                5. Easternmost window in bay, pointed arch

       Quoining around windows Quoining around all windows, parged in cement stucco

       Continuous Sill Within bay

       Eave Brackets Located along rooline, within bay

       Window Hoods Hoods above windows

TOWER

         Stonework Original stonework, exposed

         Granite Base

         Granite Sills

         Windows

                  1. Clerestory pointed arch window within doorway assembly

                  2. Pointed arch (Currently has exterior lexar covering)

         Brickwork Exposed brickwork on upper storey with detailed brickwork cornice above stone walls

         Brick Buttresses Corner buttresses

         Crenellated Parapet

         Wood Louvres Two pointed arch wood louvres (Currently have metal mesh covering)

         Anchor Ties Circular cast-iron anchor ties

Elements that are NOT included in the Heritage List:
• Copper Gutters (main structure): Within bay
• Copper Flashing (main structure)
• Cross (main structure): Cross on gable-end peak
• Door (tower): Double wood panelled door, ironwork
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WEST ELEVATION

MAIN STRUCTURE

        Stonework Currently parged in cement stucco

        Windows

                1. Large pointed arch window within front-gabled side extension

                2. Pointed arch window above entry door

                3. Window south of entry door

                4. Window within north facing elevation of side extension, pointed arch

        Eave Brackets Located along rooline

        Entryway Projecting front-gabled side entryway portico

        Window Hoods Hoods above windows

TOWER

        Stonework Original stonework, exposed

        Granite Base

        Granite Sills

        Windows

                1. Second storey small window, rounded arch

        Brickwork Exposed brickwork on upper storey

        Brick Buttresses Corner buttresses

        Crenellated Parapet

        Wood Louvres Two pointed arch wood louvres (Currently have metal mesh coverings)

        Anchor Ties Circular cast-iron anchor ties

Elements that are NOT included in the Heritage List:
• Door (main structure): Double wood panelled entry door
• Copper Gutters (main structure): Within bay
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CONSERVATION GUIDELINES

Sustainability is most commonly deined as “meeting the 
needs of the present without compromising the ability of 

future generations to meet their own needs” (Common 
Future. The Bruntland Commission). The four-pillar model 
of sustainability identiies four interlinked dimensions: 
environmental, economic, social and cultural sustainability, 
the latter including the built heritage environment. 

Current research links sustainability considerations with 
the conservation of our built and natural environments. A 
competitive, sustainable economy requires the conservation 
of heritage buildings as an important component of a high 
quality urban environment. 

“We need to use our cities, our cultural resources, and our 
memories in such a way that they are available for future 

generations to use as well. Historic preservation makes 
cities viable, makes cities liveable, makes cities equitable.” 
(Economic Beneits of Preservation, Sustainability and Historic 
Preservation)

Heritage conservation and sustainable development can go 
hand in hand with the mutual effort of all stakeholders. In 
a practical context, the conservation and re-use of historic 
structures contributes to environmental sustainability by:
• Reducing solid waste disposal (reduced impact on 

landills and their expansions);
• Saving embodied energy (deined as the total 

expenditure of energy involved in the creation of the 
building and its constituent materials);

• Conserving historic materials that are signiicantly less 
consumptive of energy than many new replacement 
materials (often local and regional materials, e.g. timber, 
brick, concrete, plaster, can be preserved and reduce the 
carbon footprint of manufacturing and transporting new 
materials).

5.4 SUSTAINABILITY STRATEGY

The following considerations for energy eficiency in historic 
structures are recommended in the Parks Canada Standards 
and Guidelines for the Conservation of Historic Places in 
Canada (2010) and can be utilized for the Holy Trinity 
Cathedral.

Sustainability Considerations

• Add new features to meet sustainability requirements in 
a manner that respects the exterior form and minimizes 
impact on character-deining elements.

• Work with sustainability and conservation specialists to 
determine the most appropriate solution to sustainability 
requirements with the least impact on the character-
deining elements and overall heritage value of the 
historic building.

• Comply with energy eficiency objectives in a manner 
that minimizes impact on the character-deining 
elements and overall heritage value of the historic 
building.

Energy Eficiency Considerations
• Identifying the historic place’s heritage value and 

character-deining elements — materials, forms, location, 
spatial conigurations, uses and cultural associations or 
meanings.

• Complying with energy eficiency objectives in such a 
manner that character-deining elements are conserved 
and the heritage value maintained.

• Working with energy eficiency and conservation 
specialists to determine the most appropriate solution 
to energy conservation problems that will have the least 
impact on character-deining elements and the overall 
heritage value.

• Weighing the total environmental cost of energy saving 
measures against the overall environmental costs of 
retaining the existing features or fabric, when deciding 
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whether to proceed with energy saving measures.

Buildings: Insulation

• Exercising caution and foreseeing the potential effects 
of insulating the building on the envelope system so as 
to avoid damaging changes such as displacing the dew 
point and creating thermal bridges.

• Installing thermal insulation in attics and in unheated 
cellars, if applicable, and crawl spaces to increase the 

eficiency of the existing mechanical systems unless this 
could adversely affect the building envelope.

• Installing insulating material on the inside of masonry 
and wood-frame walls to increase energy eficiency 
where there is no character-deining interior moulding 
around the windows or other character-deining interior 
architectural detailing.

Buildings: Windows

• Utilizing the inherent energy conserving features of a 
building by maintaining character-deining windows 
and/or louvered blinds in good operating condition for 
natural ventilation.

• Improving thermal eficiency with weather-stripping and 
storm windows.

• Installing exterior storm windows that do not damage or 
obscure character-deining windows and frames.

Buildings: Mechanical Systems

• Improving the energy eficiency of existing mechanical 
systems by installing insulation in attics and basements, 
unless this could adversely affect the building envelope.

The conservation recommendations for the Holy Trinity 
Cathedral recognize the need for sustainable interventions 
and adhere to the Standards and Guidelines as outlined.

As a Municipal Heritage Register-listed site, the Holy Trinity 
Cathedral will eligible for heritage variances that will enable 
a higher degree of heritage conservation and retention of 

original material, including considerations available under the 
following legislation.

5.5.1 BRITISH COLUMBIA BUILDING CODE

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

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

5.5.2 ENERGY EFFICIENCY ACT

The provincial Energy Eficiency Act (Energy Eficiency 
Standards Regulation) was amended in 2009 to exempt 
buildings protected through heritage designation or listed 
on a community heritage register from compliance with the 
regulations. Energy Eficiency standards therefore do not apply 
to windows, glazing products, door slabs or products installed 

5.5 HERITAGE EQUIVALENCIES AND 
EXEMPTIONS
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in heritage buildings. This means that exemptions can be 
allowed to energy upgrading measures that would destroy 
heritage character-deining elements such as original windows 
and doors.

These provisions do not preclude that heritage buildings must 
be made more energy eficient, but they do allow a more 
sensitive approach of alternate compliance to individual 
situations and a higher degree of retained integrity. Increased 
energy performance can be provided through non-intrusive 
methods of alternate compliance, such as improved insulation 
and mechanical systems. Please refer to the Standards 
and Guidelines for the Conservation of Historic Places in 
Canada (2010) for further detail about “Energy Eficiency 
Considerations.”

CONSERVATION GUIDELINES
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A condition review of the Holy Trinity Cathedral was carried 
out during a site visit in January, 2014. The recommendations 
for the preservation and rehabilitation of the historic façades 

are based on the site review and archival documents that 
provide valuable information about the original appearance 
of the historic building. The following chapter describes the 
materials, physical condition and recommended conservation 
strategy for the Holy Trinity Cathedral, based on Parks Canada’s 
Standard and Guidelines for the Conservation of Historic 
Places in Canada  (2010).

6.1 SITE
Holy Trinity Cathedral remains in its original location.  The 
church sits in a prominent central location, on a sloping site 
between Clarkson and Carnarvon Streets, near the Columbia 
Skytrain Station. The grading originally was less steep, as 
demonstrated in archival photographs. The current steep 
grading to the south of the church provides dificult access to 
the main entryway, as approached from Clarkson Street. As a 
result, the doorway through the tower is no longer used as a 
main entryway. Currently, the south, east and north elevations 
consist of soil in direct contact with the exterior walls and 
foundation. 

The site is proposed to be preserved and fully rehabilitated as 
part of the proposed redevelopment scheme. The church will 
be stabilized, and the re-graded site will sit atop the proposed 
basement extension, and will be accessed by stairs from 
Clarkson Street. As a result of the redevelopment scheme, 
existing vegetation will be removed.

Conservation Strategy: Preservation

• Preserve the original location of the building. All 
rehabilitation work should occur within the property 
lines.

• Drainage issues should be addressed through the 
provision of adequate site drainage measures. 

• Rehabilitate site to meet functional and access 
requirements. 

6. CONSERVATION RECOMMENDATIONS - EXTERIOR

Exterior of the Holy Trinity Cathedral from Carnarvon Street.



DONALD LUXTON AND ASSOCIATES INC. | AUGUST 2017 49

Holy Trinity Cathedral features an ecclesiastical form, scale 
and massing as expressed by its irregular picturesque shape, 
steeply-pitched roolines, and offset buttressed tower with 
a crenellated roof-line  The form, scale and massing of the 
church is a character-deining element of the historic structure, 
and should be preserved. The church lost much of its overall 
material following the ire of 1898, however the front and 
some side walls were retained due to the ire resistant nature 
of the heavy sandstone walls in the tower and front elevation 

of the church. The full form of the original church was re-built 
following the ire, with the addition of a 13 foot extension 
towards Carnarvon Street. The church in its existing form, 
which is original to the 1898-99 rebuilt Cathedral, should 
be retained during rehabilitation work. Any additions or 
alterations of the form, scale and massing should be reviewed 
by the Heritage Consultant.

Conservation Strategy: Preservation

• Preserve the overall form, scale and massing of the 
building.

6.2 OVERALL FORM, SCALE AND MASSING 6.3 EXTERIOR WALLS

Some of the original sandstone walls were destroyed in the 
ire of 1898, with the exception of the tower base and some 
walls on the front and side elevations. Currently, the stone 
walls of the church are rendered in cement parging, and 
only the stonework on the tower is exposed. The parging was 
installed following the reconstruction of the church, due to 
the scorch marks from the ire on the original exterior walls. 
The exterior parging continues on all exterior elevations of the 
church, and features a large raked rectangular pattern. The 
window quoining and exterior buttresses are also parged in 
stucco. The parging appears to be in sound condition on most 
exterior walls, with minimal cracking or damage visible. A 
number of locations also demonstrate heavy organic build-up, 
particularly the north and east elevations. 

Further investigation is required into the condition of the cement 
parging and the structural stone and brickwork underneath. 
The parging is not sympathetic to the historic character of the 
church, and could be removed, if technically feasible. It is 
unclear at this time the condition or material of the substrate 
on all exterior walls, so parging should be carefully removed 
in an inconspicuous location. If parging is in good condition, 
and full removal is not viable, then the cement parging should 
be repaired and prepared for repainting. 

Conservation Strategy: Preservation and Rehabilitation

• Undertake complete condition survey of all exterior 
surfaces.

• Investigate the  condition of the parging, and 
determine if removal is possible. Remove parging in 
an inconspicuous sample location, to determine is full 
removal is possible. Heritage Consultant can review 
once destructive testing takes place.

• If removal of parging is possible, ensure substrate 
materials are protected during rehabilitation work. If not, 
repair parging as required. 

CONSERVATION RECOMMENDATIONS
- EXTERIOR
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• Brick and stonework may require repointing. Cleaning, 
repair and repointing speciications to be reviewed by 
Heritage Consultant. When cleaning, use a soft natural 
bristle brush and mild water rinse. Only approved 
chemical restoration cleaners may be used. Sandblasting 
or any other abrasive cleaning method of any kind is not 
permitted, due to the delicate nature of the sandstone.

• Repoint the exposed stonework by raking out loose 
mortar material to a uniform depth. Take care that the 
brittle sandstone is not damaged. Work should only 
be undertaken by skilled masons. Do not use power 
tools to cut or grind joints; hand-held grinders may be 
used for the initial raking of horizontal joints after test 
samples have been undertaken and only if approved by 
the Heritage Consultant. Repoint mortar joints with new 
mortar that matches existing in consistency, composition, 
strength, colour and pointing proile; note the inely 
tooled proile of the original mortar joints.

• If parging is to be retained, then repair as required and 
prepare surfaces for repainting. Paint exterior surfaces 
according to colour schedule devised by Heritage 
Consultant.

Cracking cement parging on buttress. 

Exterior cement parging.
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The original wooden tower of the earlier structure was pulled 
down in 1880, and rebuilt in stone construction. The stonework 
on the tower survived the 1898 ire. The stone and brickwork 
on the tower appear to be in fair-to-good condition, with minor 
evidence of staining or organic build-up on the brickwork. 
The fenestration openings within the tower are original, and 

new stained glass windows and wooden door were installed 

following the ire of 1898. The tower with its stone base and 
decorative brickwork between the stone base and brick upper 
storey and crenellated rooline is a character-deining element 
of the historic place, and should be preserved.

6.4.1 TOWER BRICKWORK

The church features exposed brickwork on the uppermost 
storey of the tower, and on the tower buttresses. The bricks are 
high-ire bricks, varying from dark red to light buff, and are 
laid in a varied bond pattern. A decorative brick cornice sits 
atop the stone second storey, and features an exposed brick 
fascia, dentil course, corbelling and a decorative row of bricks 
on the diagonal.

The brick appears to be in fair condition, with evidence of 
staining and organic build-up. The mortar joints appear to be 
in poor condition, with holes and cracking on most elevations. 
An initial visual review suggests the brickwork will require 
moderate cleaning, and may require repointing. Further 
investigation is required to determine the full condition of all 
exterior brickwork on the tower. 

Conservation Strategy: Preservation and Rehabilitation

• Preserve the brickwork whenever possible, and replace 
in kind brickwork that is too deteriorated for safe use.

• Undertake complete condition survey of all brick 
surfaces.

• Cleaning, repair and repointing speciications to be 
reviewed by Heritage Consultant.

• All redundant metal inserts and services mounted on the 
exterior walls should be removed or reconigured.

• Any holes in the brick should be illed or replaced to 
match existing. 

• Overall cleaning of the brick on the exterior front 
façade and rear elevation should be carried out. Use 
a soft natural bristle brush and mild water rinse. Only 
approved chemical restoration cleaners may be used. 
Sandblasting or any other abrasive cleaning method of 
any kind is not permitted.

• Repoint the brickwork by raking out loose mortar 
material to a uniform depth. Take care that the arrises 
of the brick are not damaged. Work should only be 
undertaken by skilled masons. Do not use power tools 
to cut or grind joints; hand-held grinders may be used 
for the initial raking of horizontal joints after test samples 
have been undertaken and only if approved by the 
Heritage Consultant. Repoint mortar joints with new 
mortar that matches existing in consistency, composition, 
strength, colour and pointing proile; note the inely 
tooled proile of the original mortar joints.

• Retain sound exterior masonry or deteriorated exterior 
masonry that can be repaired.

6.4 TOWER

CONSERVATION RECOMMENDATIONS
- EXTERIOR

Brickwork on tower.
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6.4.2 TOWER STONEWORK

The cathedral features original sandstone walls that survived 
the ire in 1898. The imported Saltspring Island sandstone is a 
character-deining element of the historic church, and should 
be preserved. The stone appears to be in good condition, 
but the mortar joints should be inspected to determine their 
condition. The mortar appears to be a new intervention, and 
does not match the historic original tuck pointed mortar joints 
that are visible on the narrow north wall of the tower, between 

the buttress and the west elevation of the church. If possible, 
the original mortar joint proile should be reinstated on the 
remaining elevations of the tower.

Conservation Strategy: Preservation and Rehabilitation

• Preserve the stone tower walls whenever possible, and 

replace in kind stonework that is too deteriorated for safe 
use. 

• Undertake complete condition survey of all stone 
surfaces.

• Cleaning, repair and repointing speciications to be 
reviewed by Heritage Consultant.

• All redundant metal inserts and services mounted on the 
exterior walls should be removed or reconigured.

• Any holes in the stone should be illed or replaced to 
match existing. 

• Overall cleaning of the sandstone on the exterior tower 
walls should be carried out. Use a soft natural bristle 
brush and mild water rinse. Only approved chemical 
restoration cleaners may be used. Sandblasting or 
any other abrasive cleaning method of any kind is not 
permitted.

• If required, repoint the stonework by raking out loose 
mortar material to a uniform depth. Work should only 
be undertaken by skilled masons. Do not use power 
tools to cut or grind joints; hand-held grinders may be 
used for the initial raking of joints after test samples have 
been undertaken and only if approved by the Heritage 
Consultant. Repoint mortar joints with new mortar that 
matches existing in consistency, composition, strength, 
colour and pointing proile; note the inely tooled proile 
of the original mortar joints. The new mortar should 
match the original tuck pointed mortar joints, which are 
visible on the narrow north wall of the tower, between 

the buttress and the west elevation of the church.

Early pointing. Tower base.
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6.4.3 PARAPET CAP FLASHING

Once access is available, the parapet cap lashing over the 
crenellated tower walls should be investigated. New lashing 
will be required, to ensure the prolonged protection of the 
masonry walls. IF new lashing is required, the colour and 
material should be reviewed by Heritage Consultant.

Conservation Strategy: Investigate + Rehabilitation

• Evaluate the overall condition of the parapet cap 
lashing to determine whether more than protection, 
maintenance and limited repair or replacement in kind is 
required.

• Remove corrosion that may be discovered upon close 
inspection, patch and repair, caulk joints as required.

• Repair or replace deteriorated lashing, as required. 
Repairs should be physically and visually compatible.

• If new lashings are installed, ensure that the colour is 
compatible with the overall colour scheme. Heritage 
Consultant should review, as part of the overall 
restoration colour scheme.

Windows and doors are among the most 
conspicuous feature of any building. In addition 
to their function — providing light, views, fresh air 

and access to the building — their arrangement 

and design is fundamental to the building’s 
appearance and heritage value. Each element 
of fenestration is, in itself, a complex assembly 
whose function and operation must be considered 

as part of its conservation.  – Standards and 
Guidelines for the Conservation of Historic Places 
in Canada (2010).

6.5.1 WINDOWS

Holy Trinity Cathedral features many character-deining 
windows that should be preserved. An initial visual ground 
review suggest the windows appear to be in fair to good 
condition, with evidence of some damage to the window lites 
and sashes. The windows of the Holy Trinity Cathedral feature 
distinct symbols signiicant to the church’s history. There 
are three unique types of stained glass windows, each with 
varying levels of detail and manufactured by different sources.

The three windows within the church’s apse are symbolic. 
Henry Bloomield and Sons made windows at the turn of 
the Century. James Bloomield designed them in Manchester, 
England and Charles Bloomield made and assembled them 
in New Westminster. The left window is believed to be among 
the irst depictions of First Nations people in stained glass. 
The right window was of gift of the Grand Lodge of British 
Columbia of which Bishop Sillitoe was Grand Chaplain. It 
contains symbols of the Masonic Order and represents the 
Holy Spirit descending upon the Apostles at Pentecost. The 
Bloomield sons gave Saint Peter, the central igure, the face of 
their father, Henry. The central window represents Christ the 
King enthroned in glory. 

6.5 FENESTRATION

CONSERVATION RECOMMENDATIONS
- EXTERIOR
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Another signiicant window is located in the west transept, on 
the north wall across from the tower. This detailed stained-glass 
window was manufactured by R. McCausland, in Toronto in 
1941. At the base of the window, the words “Blessed are the 
pure in heart, for they shall see God” and “To the glory of God 
and in loving memory of Nancy DeWolf Smith” are depicted.

The aforementioned windows should be preserved. Additional 
windows should also be retained, if possible. Each window 
should be investigated to determine their full condition, and 
repaired as required. 

Conservation Strategy: Preservation and Rehabilitation

• Inspect for condition and complete detailed inventory 
to determine extent of recommended repair or 
replacement.

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

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

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

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

• New glass storm windows should be installed to ensure 
the prolonged protection of the important stained-glass 
windows. 

• Retain historic glass, where possible. All window repairs 
should be undertaken by a contractor skilled in stained 
leaded-glass heritage restoration.

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

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

McCausland window.
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CONSERVATION RECOMMENDATIONS
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Left sanctuary window. Centre sanctuary window. Right sanctuary window.
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• Design and install adequate rainwater disposal system 
and ensure proper drainage from the site is maintained.  
Copper gutters with galvanized steel downspouts are 
recommended. Paint all drainage system elements 
according to colour schedule devised by Heritage 
Consultant, as required.

6.5.2 DOORS

The main entryway to the church was relocated from within 
the south elevation of the tower, to the west elevation of the 
church. An additional door exists on the east elevation. All 
exterior doors should be retained and repaired, as required. 

Conservation Strategy: Rehabilitation

• Retain the door openings in their original locations, and 
preserve and repair all original doors. 

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

6.6 ROOF
Originally, the Holy Trinity Cathedral featured clerestory 
windows below the roof line and wood shingles as the 

cladding material. Following the ire of 1898, the roof was 
simpliied, the clerestory windows removed, and the roof 
rebuilt with slate tile, which is a more ire resistant material. 
The rebuilt 1898 roof coniguration has been retained over the 
years, but new roof cladding has been installed. The current 
cladding consists of metal tiles with a composite encasement, 
and is not sympathetic to the historic character of the church. 
It is recommended that the 1898 slate rooing material  should 
be restored, if possible.  Wide corbel trim runs the full length 
of the side elevations, which should be preserved during 
rehabilitation work. 

Copper gutters and lashing are installed on the side elevations 
of the church. Further investigation is required into the 
condition of the copper, and whether it can be retained.

Conservation Recommendation: Rehabilitation

• Preserve the roof structure in its current coniguration.
• Rooing membrane and cladding system should be 

rehabilitated. Slate tile is the preferred material, and GAF 
TruSlate or traditional slates are recommended. Heritage 
Consultant can review material, when available. 

Current rooing tile.

Roof over apse.
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6.7 EXTERIOR COLOUR SCHEDULE5.6.1 CHIMNEY

Holy Trinity Cathedral features an external brick chimney on the 
east elevation of the church. The red brick is laid in a stretcher 
bond, with a simple concrete pot and no additional decorative 
features. The chimney should be retained, if required as part 
of the upgrade of mechanical services. The chimney is not a 
character-deining element and can be removed as part of the 
seismic upgrading if redundant.

Conservation Recommendation: Rehabilitation (if retained)

• Chimney may require structural stabilization.
• Investigate condition of brickwork. If required, brickwork 

may be repointed and cleaned using a natural bristle 
brush and mild rinse detergent.

• Brickwork may require repointing. Paint chimney 
according to colour schedule devised by Heritage 
Consultant.

Part of the Restoration process is to inish the building in 
historically appropriate paint colours. A restoration colour 
scheme will be developed in conjunction with the project 
architect.

The building displays areas where there was original applied 
paint. The inal colour scheme will be based on a colour 
palette that will be determined by sampling. Onsite testing 
will be carried out once access is available, and paint samples 
assessed by microscopic analysis in order to reveal the original 
colour scheme of the structure.

Conservation Recommendation: Restoration

• Determine an appropriate historic restoration colour 
scheme for exterior painted inishes.

CONSERVATION RECOMMENDATIONS
- EXTERIOR

Chimney.
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The vaulted sanctuary is supported by the thick exterior 
walls and two rows of 6 tall timber columns that run parallel 
through the full length of the church. The columns connect to 
one another by pointed arches that run both north and south. 
As the church features unreinforced masonry exterior walls, 
seismic upgrading will be required to ensure the long-term 
conservation of the historic church. Semisic upgrading should 
be sensitive to the historic fabric of the church, and should be 
concealed within the existing structure as much as possible. 
Interior walls may be rehabilitated to accommodate additional 
bracing, but all work should be inconspicuous and sensitive to 
interior features. 

7.1 STRUCTURE

The interior of the third Holy Trinity Cathedral appears as 
completed in 1899. G.W. Grant was the architect. The interior 
is based on the style of St. Paul’s Church, Kensington, London.
 

“Interior features can include elements such as 
interior walls, loors and ceilings, mouldings, 
staircases, ireplace mantels, faucets, sinks, built-in 
cabinets, light ixtures, hardware, radiators, mail 
chutes, telephone booths and elevators. Because 
their heritage value resides not only in their 

physical characteristics, but also in their location 

in the historic building, it is important to protect 

them from removal. This is particularly true of 
doors, banisters, church pews, ireplace mantels, 
sinks and light ixtures, which are often replaced 
instead of being upgraded. Reuse in their original 
location not only protects their heritage value, but 

is also a more sustainable approach to conserving 

these artefacts.” Standards and Guidelines for the 
Conservation of Historic Places in Canada (2010)

Building Code upgrading is one of the most important aspects 
of heritage building rehabilitation, as it ensures life safety and 
long-term protection for the resource. However, the interior 
features of an historic property are often heavily altered 
in the process. The British Columbia Building Code offers 
equivalencies and exemptions to heritage buildings, which 
enable a higher degree of heritage conservation and retention 

of original material. The following guidelines pertaining to 
Health, Safety and Security Considerations from the Standards 
and Guidelines should be followed when faced with the 
conservation of interior character-deining elements: 
• Upgrade interior features to meet health, safety and 

security requirements, in a manner that preserves the 
existing feature and minimizes impact on its heritage 
value.

• Work with code specialists to determine the most 
appropriate solution to health, safety and security 
requirements with the least impact on the character-

deining elements and overall heritage value of the 
historic building.

• Explore all options for modiications to existing interior 
features to meet functional requirements prior to 
considering removal or replacement.

• Remove or encapsulate hazardous materials, such as 
friable asbestos insulation, using the least-invasive 
abatement methods possible, and only after thorough 
testing has been conducted.

• Install sensitively designed ire-suppression systems that 
retain character-deining elements and respect heritage 
value.

7. CONSERVATION RECOMMENDATIONS – INTERIOR

Internal structure, view of ceiling.
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CONSERVATION RECOMMENDATIONS
- INTERIOR

Internal structure, view of apse.
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The interior of the church features simple, unadorned lath 
and plaster walls. Due to the simplicity of the interior walls, 
this is the preferred location for rehabilitation work related 
to seismic upgrading, as the interior wall surfaces can easily 
be recreated. Rehabilitation work should be as minimally 
invasive as possible, and reinished walls should be consistent 
in appearance to their original condition. 

Most interior walls, whether plaster, gypsum or other sheathing 
material, are covered in a protective coating of paint, which 
is fairly durable. Any dirt that gets brought in to the building 
may become airborne, which comes to rest on walls and 
ceilings, or additionally may be deposited on walls by the 
touch of people, furniture or other objects. Extensive dirt 
build up, most often seen around radiators and air grills, may 
damage the walls and ceiling inishes, and should be cleaned 
with appropriate conservation methods to ensure continued 
preservation. 

Conservation Recommendation: Preservation

• Preserve original interior walls and ceilings and their 

original inishes, wherever possible.
• Maintain interior walls and ceilings by routine cleaning 

using dry methods such as dusting, light vacuuming with 
a soft dusting tool or with a treated dust cloth. Ledges 
and other horizontal elements collect dust and dirt at a 
much faster rate than vertical surfaces, and should be 
addressed more frequently.

• Only oil based paint, varnish and modern coatings can 
be safely washed using wet methods.

7.2 WALLS AND CEILINGS

Internal structure, view through arches.
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Holy Trinity Cathedral features original 2-3/8” tongue and 
groove dark-stained ir loors. The loors demonstrate heavy 
wear-and-tear, but appear to be in sound condition. The loors 
are original to the reconstructed 1898 building, and are a 
signiicant element of the church’s interior.

Conservation Recommendation: Preservation and 

Maintenance

• Review worn areas of wooden looring. Repair may 
require careful removal and examination. Turn individual 
boards over, if the underside is not deteriorated. Where 
loor boards have deteriorated beyond repair, replace 
in-kind as required; install new boards in inconspicuous 
locations, and retain original boards wherever 

appropriate.
• If removal is required, then carefully salvage all wooden 

loorboards and store them in a dry and secure location 
throughout the entirety of the rehabilitation work. The 
original looring should be inspected to determine the 
viability of reinstatement and restoration. 

• Inspect the looring to determine if any boards require 
repair or replacement. Flooring should be cleaned prior 
to any repair.

• For high trafic areas, treat the loor with a polish with 
high content of carnauba polish, mixed with high 
quality beeswax. A polyurethane varnish may be used 
if necessary, however it tends to provide an “artiicial” 
appearance.

7.3 WOODEN FLOOR

CONSERVATION RECOMMENDATIONS
- INTERIOR

Current condition of loor.
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A maintenance schedule should be formulated that adheres to 
the Standards and Guidelines for the Conservation of Historic 
Places in Canada (2010). As deined by the Standards and 
Guidelines, maintenance is deined as: 

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

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

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

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

8.3 ROUTINE, CYCLICAL AND NON-
DESTRUCTIVE CLEANING
Following the Standards and Guidelines for the Conservation 
of Historic Places in Canada, be mindful of the principle 
that recommends “using the gentlest means possible”. Any 
cleaning procedures should be undertaken on a routine basis 
and should be undertaken with non-destructive methods. 
Cleaning should be limited to the exterior materials such as 
masonry wall surfaces and wood elements such as trim. All 
of these elements are usually easily cleaned, simply with a 
soft, natural bristle brush, without water, to remove dirt and 
other material. If a more intensive cleaning is required, this 
can be accomplished with warm water, mild detergent and 
a soft bristle brush. High-pressure washing, sandblasting or 
other abrasive cleaning methods should not be undertaken 
under any circumstances.

8.1 MAINTENANCE GUIDELINES 

A Maintenance Plan should be adopted by the property owner, 
who is responsible for the long-term protection of the heritage 
features of the historic building. The Maintenance Plan should 
include provisions for:

• Copies of the Maintenance Plan and this Conservation 
Plan to be incorporated into the terms of reference for 
the management and maintenance contract for the 
building;

• Cyclical maintenance procedures to be adopted as 
outlined below;

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

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

A thorough Maintenance Plan will ensure the integrity of  
Holy Trinity Cathedral is preserved. If existing materials are 
regularly maintained and deterioration is signiicantly reduced 
or prevented, the integrity of materials and workmanship of 
the building will be protected. Proper maintenance is the 
most cost effective method of extending the life of a building, 
and preserving its character-deining elements. The survival of 
historic buildings in good condition is primarily due to regular 
upkeep and the preservation of historic materials. 

8. MAINTENANCE PLAN
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8.4 REPAIRS AND REPLACEMENT OF 
DETERIORATED MATERIALS
Interventions such as repairs and replacements must conform 
to the Standards and Guidelines for the Conservation of Historic 
Places in Canada. The building’s character-deining elements 
– characteristics of the building that contribute to its heritage 
value (and identiied in the Statement of Signiicance) such 
as materials, form, coniguration, etc. - must be conserved, 
referencing the following principles to guide interventions:

• An approach of minimal intervention must be adopted 
- where intervention is carried out it will be by the least 
intrusive and most gentle means possible.

• Repair rather than replace character-deining elements.
• Repair character-deining elements using recognized 

conservation methods.
• Replace ‘in kind’ extensively deteriorated or missing 

parts of character-deining elements.
• Make interventions physically and visually compatible 

with the historic place.

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

From this inspection, an inspection report should be compiled 
that will include notes, sketches and observations. It is helpful 
for the inspector to have copies of the building’s elevation 
drawings on which to mark areas of concern such as cracks, 
staining and rot. These observations can then be included 
in the report. The report need not be overly complicated or 
formal, but must be thorough, clear and concise. Issues of 

concern, taken from the report should then be entered in a 
log book so that corrective action can be documented and 
tracked. Major issues of concern should be extracted from the 
report by the property manager.

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

8.6 INFORMATION FILE 
The building should have its own information ile where an 
inspection report can be iled. This ile should also contain 
the log book that itemizes problems and corrective action. 
Additionally, this ile should contain building plans, building 
permits, heritage reports, photographs and other relevant 
documentation so that a complete understanding of the 
building and its evolution is readily available. This will aid in 
determining appropriate interventions when needed.

The ile should also contain a list outlining the inishes and 
materials used, and information detailing where they are 
available (store, supplier). The building owner should keep on 
hand a stock of spare materials for minor repairs. 

8.6.1 LOG BOOK

The maintenance log book is an important maintenance 
tool that should be kept to record all maintenance activities, 
recurring problems and building observations and will assist 
in the overall maintenance planning of the building. Routine 
maintenance work should be noted in the maintenance log 

MAINTENANCE PLAN
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to keep track of past and future activities. All items noted on 
the maintenance log should indicate the date, problem, type 
of repair, location and all other observations and information 
pertaining to each speciic maintenance activity. Each log 
should include the full list of recommended maintenance and 
inspection areas noted in this Maintenance Plan, to ensure 
a record of all activities is maintained. A full record of these 
activities will help in planning future repairs and provide 
valuable building information for all parties involved in the 
overall maintenance and operation of the building, and will 
provide essential information for long term programming and 
determining of future budgets. It will also serve as a reminder 
to amend the maintenance and inspection activities should 
new issues be discovered or previous recommendations prove 
inaccurate. The log book will also indicate unexpectedly 
repeated repairs, which may help in solving more serious 
problems that may arise in the historic building. The log book 
is a living document that will require constant adding to, 
and should be kept in the information ile along with other 
documentation as noted. 

 

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

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

8.7.1 INSPECTION CHECKLIST

The following checklist considers a wide range of potential 
problems speciic to Holy Trinity Cathedral, such as water/
moisture penetration, material deterioration and structural 
deterioration. 

EXTERIOR INSPECTION

Site Inspection:

• Is the site well drained? Is there pooling of water?
• Does water drain away from foundation? 

Foundation:

• Does pointing need repair? 
• Paint peeling? Cracking?
• Is bedding mortar sound? 
• Moisture: Is rising damp present?
• Is there back splashing from ground to structure?
• Is there any moisture problem general or local?
• Is spalling from freezing present? (Flakes or powder?)
• Is eflorescence present?
• Is spalling from sub-luorescence present?
• Is damp proof course present?
• Are there shrinkage cracks in the foundation?
• Are there movement cracks in the foundation?
• Is crack monitoring required?
• Is uneven foundation settlement evident?
• Are foundation crawl space vents clear and working?
• Do foundation openings (doors and windows) show: 

rust; rot; insect attack; paint failure; soil build-up?
• Delection of lintels?

Masonry:

• Are moisture problems present? (Rising damp, rain 
penetration, condensation, water run-off from roof, sills, 
or ledges?)

• Is spalling from freezing present? Location?
• Is eflorescence present? Location?
• Is spalling from sub-lorescence present? Location?
• Need for pointing repair? Condition of existing pointing 

and re-pointing?
• Is bedding mortar sound?
• Are weep holes present and open?
• Are there cracks due to shrinking and expansion?
• Are there cracks due to structural movement?
• Are there unexplained cracks?
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• Do cracks require continued monitoring?
• Are there signs of steel or iron corrosion?
• Are there stains present? Rust, copper, organic, paints, 

oils / tars? Cause?
• Do the surfaces need cleaning?

Wood Elements:

• Are there moisture problems present? (Rising damp, rain 
penetration, condensation moisture from plants, water 
run-off from roof, sills, or ledges?)

• Is there insect attack present? Where and probable 
source?

• Is there fungal attack present? Where and probable 
source?

• Are there any other forms of biological attack? (Moss, 
birds, etc.) Where and probable source?

• Is any wood surface damaged from UV radiation? 
(bleached surface, loose surface ibres)

• Is any wood warped, cupped or twisted?
• Is any wood split? Are there loose knots?
• Are nails pulling loose or rusted?
• Is there any staining of wood elements? Source?

Condition of Exterior Painted Materials:

• Paint shows: blistering, sagging or wrinkling, alligatoring, 
peeling. Cause?

• Paint has the following stains: rust, bleeding knots, 
mildew, etc. Cause?

• Paint cleanliness, especially at air vents?

Entries:

• Are steps safe? Handrails secure?
• Attachment – are porches, steps, etc. securely connected 

to the building?

Windows:

• Is there glass cracked or missing?
• If the glazing is puttied has it gone brittle and cracked? 

Fallen out? Painted to shed water?
• Is there condensation or water damage to the paint?

• Is the frame free from distortion?
• Do sills show weathering or deterioration?
• Are drip mouldings/lashing above the windows properly 

shedding water? 
• Is the caulking between the frame and the cladding in 

good condition?

Doors:

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

need repair?
• Are door frames wicking up water? Where? Why?
• Are door frames caulked at the cladding? Is the caulking 

in good condition?
• What is the condition of the sill?

Gutters and Downspouts:

• Are downspouts leaking? Clogged? Are there holes or 
corrosion? (Water against structure)

• Are downspouts complete without any missing sections? 
Are they properly connected?

• Is the water being effectively carried away from the 
downspout by a drainage system? 

• Do downspouts drain completely away?

Roof:

• Are there water blockage points?
• Is the leading edge of the roof wet?
• Is there evidence of biological attack? (Fungus, moss, 

birds, insects)
• Are slate tiles damaged or severely weathered? Are they 

split or lifting?
• Are lashings well positioned and sealed? 
• Are metal joints and seams sound?
• If there is a lightening protection system are the cables 

properly connected and grounded?
• Does the sofit show any signs of water damage? Insect 

or bird infestation?

MAINTENANCE PLAN
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INTERIOR INSPECTION

Basement/ Mechanical Room

• Are there signs of moisture damage to the walls? Is 
masonry cracked, discoloured, spalling? 

• Is wood cracked, peeling rotting? Does it appear wet 
when surroundings are dry?

• Are there signs of past looding, or leaks from the loor 
above? Is the loor damp?

• Are walls even or buckling or cracked? Is the loor 
cracked or heaved?

• Are there signs of insect or rodent infestation?

Sanctuary

• Materials: plaster, wood, metal, masonry – are they 
sound, or uneven, cracked, out of plumb or alignment; 
are there signs of settlement, old, or recent (bulging 
walls, long cracks, etc)?

• Finishes: paints, stains, etc. – are they dirty, peeling, 
stained, cracked?

• Are there any signs of water leakage or moisture 
damage? (Mould? Water-stains?)

Concealed Spaces/ Attic

• Is light visible through walls, to the outsider or to another 
space?

• Are the ventilators for windowless spaces clear and 
functional? 

• Do pipes or exhausts that pass through concealed spaces 
leak?

• Are wooden elements soft, damp, cracked? Is metal 
material rusted, paint peeling or off altogether?

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

6.7.2 MAINTENANCE PROGRAMME 

INSPECTION CYCLE:

Daily

• Observations noted during cleaning (cracks; damp, 
dripping pipes; malfunctioning hardware; etc.) to be 
noted in log book or building ile.

Semi-annually

• Semi-annual inspection and report with special focus on 
seasonal issues.

• Thorough cleaning of drainage system to cope with 
winter rains and summer storms

• Check condition of weather sealants (Fall).
• Clean the exterior using a soft bristle broom/brush.

Annually (Spring)

• Inspect foundations and walls for cracks, deterioration. 
• Inspect metal elements, especially in areas that may trap 

water. 
• Inspect windows for paint and glazing compound failure, 

corrosion and wood decay and proper operation.
• Complete annual inspection and report.
• Clean out of all perimeter drains and rainwater systems.
• Touch up worn paint on the building’s exterior.
• Check for plant, insect or animal infestation.
• Routine cleaning, as required.
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Five-Year Cycle

• A full inspection report should be undertaken every 
ive years comparing records from previous inspections 
and the original work, particularly monitoring structural 
movement and durability of utilities.

• Repaint windows every ive to ifteen years.

Ten-Year Cycle

• Check condition of roof.

Twenty-Year Cycle

• Conirm condition of roof and estimate effective lifespan. 
Replace when required.

Major Maintenance Work (as required)

• Thorough repainting, downspout and drain replacement; 
replacement of deteriorated building materials; etc.
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DATE OF CONSTRUCTION: 1867-68; rebuilt 1898-1902
OWNER: Anglican Diocese
ARCHITECT: H.O. Tiedemann in 1867; G.W. Grant for 
rebuilding in 1899

REFERENCES

• Wright & Sanders, 1865: tower for Holy Trinity 
Anglican Church, 1865; tower dismantled 1880 (British 
Columbian [New Westminster], March 25, 1865, page 
3).

• Tiedemann 1867: Holy Trinity Anglican Church, 1867; 
burned 1898 (British Columbian [New Westminster], 
April 13, 1867, page 3).

SOURCES

• Memoirs of a Cathedral: A Century of Christian Activity. 
Holy Trinity Church, New Westminster 1859-1959.

• Donald Luxton, “Building the West: The Early Architects 
of British Columbia” – articles on Tiedemann and 
Trounce.

• Holy Trinity website

• Downtown Heritage Inventory, p.156
• Albert Crescent Walking Tour
• Downtown Walking Tour

HISTORICAL PHOTOGRAPHS

• B.C. Archives, online
• New Westminster Archives, online
• New Westminster Public Library, online

RESEARCH SUMMARY
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RESEARCH SUMMARY

HTC view from Clarkson Street, 1900 [NWMA IHP0327]
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HOLY TRINITY CATHEDRAL : HERITAGE RATIONALE

The proposed redevelopment of the Holy Trinity Cathedral site provides long-term protection of community heritage 
values through an extensive and complex program of rehabilitation of the heritage building within the context of 
contemporary interventions. This memo outlines the project scope, projected outcomes and conformance to Heritage 
Standards and Guidelines.

HERITAGE VALUE

Holy Trinity is a historic parish, established in 1859, one of the irst in the Mainland Colony of British Columbia. It is 
of heritage value for its association with Colonel Richard C. Moody of the Royal Engineers, who chose the location 
of the church in his original plan for the City. The irst incarnation of this building was constructed of wood and 
burned in 1865, just ive years after its completion. Its replacement was built two years later in sandstone, but could 
not withstand the Great New Westminster Fire of 1898. This current structure, constructed in 1898-99, was built 
incorporating the original surviving walls of the earlier building.

Holy Trinity Cathedral is a prime example of the work of proliic local architect George W. Grant, who designed many 
of the buildings in downtown New Westminster, both before and after the Great Fire of 1898. He redesigned and 
restored buildings that survived, and designed replacement blocks for those that were destroyed, which were much 
reduced in scale and opulence from the pre-ire buildings. Grant’s success at the time was tied not only to his skill in 
designed but also directly to his expertise in building construction.

This cathedral is of architectural signiicance for its Gothic Revival style, popular in ecclesiastical construction of the 
time, and its majestic tower, which was redesigned in 1910 by architect Frank G. Gardiner. Gardiner had a proliic 
local architectural career, particularly with partner A.L. Mercer. Holy Trinity Cathedral contains art glass windows by 
Henry Bloomield & Sons, which installed decorative glass in numerous buildings at the time. The interior also boasts 
woodwork of native tree species. 

PROJECT FUNDAMENTALS

• The aging Parish Hall will be replaced, providing enhanced space for church and community functions and events.
• There will be an increase in the parking available for the Parish’s use during services.
• Funds will be generated to seismically upgrade and restore the heritage church structure.
• An ongoing source of funds will be created for the upkeep of the heritage church.
• An ongoing source of funds will be created to allow operation of the Parish Hall and community areas for the

public good.
• A more suitable exterior gathering place and surroundings will be created for Parish and community use.

HERITAGE STATUS

• Holy Trinity Cathedral is listed on the City of New Westminster Heritage Register.
• A Statement of Signiicance and a Heritage Conservation Plan have been prepared.
• Holy Trinity Cathedral is not yet legally protected or designated.

HERITAGE STATUS

Holy Trinity Cathedral is listed on the City of New Westminster Heritage Register.
A Statement of Signiicance and a Heritage Conservation Plan have been prepared.
Holy Trinity Cathedral is not yet legally protected or designated.

Holy Trinity Cathedral, 1949 [BC Archives I-28023]



514 CARNAVON STREET |  HOLY TRINITY ANGLICAN CATHEDRAL + CONWEST  |  FRANCL ARCHITECTURE  | DKL LANDSCAPE ARCHITECTURE  | LUPC SEPT 11 2017 5

PROJECT HERITAGE OUTCOMES

There are many ways in which this project beneits the Parish as well as the citizens of New Westminster:
Long-Term Conservation and Public Safety
The retention and upgrading of this historic church supports the City’s goals of both heritage conservation and 
sustainability. The maintenance of landmark churches is also important for symbolic and traditional reasons, linking the 
past to the present and providing visual and symbolic anchors to the community as it develops. Historic churches are 
typically maintained by the congregation at little or no cost to government, a community beneit that adds to cultural 
diversity and social programming capacity.

The funds generated through this project will allow Life Safety and BC Building Code upgrading of the historic structure. 
This will include careful and sensitive seismic upgrading of the unreinforced masonry structure, a very costly procedure 
that could not otherwise be undertaken. This will not only assist in the long-term conservation of the historic fabric, it 
will also enable safe occupancy and continued public use of the building.

The level of restoration of HTC will be of the highest order, with particular attention paid to the exterior as well as interior 
features. The restoration will enable the continuing historic religious use of HTC as a character-deining element.

Enhanced Functionality
The improvements to the site will ensure long-term viability of both the historic building as well as the use of the church. 
These improvements include the physical rehabilitation of the historic church building as well as improved community 
space incorporated into the new structure.

Provision of Public Amenities
A public plaza will be provided in front of HTC as community public space, and church / community space will be 
included in the new structure.

Legal Protection of the Heritage Site
In many ways, this church site is the very core of historic New Westminster and the original Mainland Colony. As part of 
this agreement, long-term legal protection will be provided for this very historic site. 

Institutional Preservation
Institutions of faith are critical to the social fabric of the community. HTC, as a long-time anchor to the downtown, has 
been a trans-formative force that meets the social and faith-based needs of local residents and groups. The location 
in the downtown core is critical in serving the growing population, those who travel in on the weekend and those who 
work in businesses downtown. 

In addition to its faith-based services, the critical role played by HTC includes: 
• Providing space for community functions including programming, events and recreation for seniors and youth 

programs;
• Hosting arts and cultural events;
• Offering care, a sense of belonging and community counsel for disadvantaged populations; and
• Providing space and programming for recovery and health programs.

Faith-based institutions play a signiicant role in the development of a holistic community, and HTC is well aligned with 
current City of New Westminster and senior government policies and strategies in many key areas. 

The Parish is challenged by its current outdated facilities, aging infrastructure and high costs of rehabilitation. This 
project will allow the historic HTC Parish to remain in its current location, and provide improved and expanded facilities 
for community use and outreach.

Plan of New Westminster, 1860. Detail below showing the already-constructed first Holy Trinity Church.

Close up plan of New Westminster, 1860. 
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HTC view from Clarkson Street, 1900 [NWMA IHP0327]
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ARCHITECTURAL RESPONSE

The overall massing concept envisions the new structure to be read in conjunction with and complementary to the 
historic structure. The cathedral, over the past decades, has suffered from the removal of open space around it and 
decreased visibility due to taller buildings in the vicinity. Our proposal intends for the new tower to be read as a modern 
reincarnation of the cathedral’s bell tower itself, such that the heritage structure and the new tower together will be 
recognized as the Holy Trinity Cathedral buildings. 

The proposed development responds to previous LUPC comments with a more elegantly sculpted and slender tower 
form fronting Carnarvon Street, lifting the full size loor plate one storey higher than the original submission to provide 
additional separation between the tower and the church. The Architectural approach for this heritage revitalization 
proposal takes its cues from the Cathedral itself. The proposed new building, for the irst few storeys, pulls as far 
away from the Cathedral as possible, to pay respect and create a comfortable exterior space between old and new. 
The colonnade, supporting the building cantilever above, relects on and mirrors the Cathedral’s column and buttress 
rhythm.

Starting at the 5th loor, the new structure starts to incrementally and carefully cantilever, the stepping principles 
directly borrowed from the Cathedral tower and buttress wall motifs. The height of the steps are calibrated to 
respond to the stepping of the bell tower elements. The stepping principles are also applied to the new building plan, 
modulating the north-south dimension of the new building as well as in section, modulating the massing on the lower 
loors as well as near the top of the building, creating an interesting animated roof-scape with outdoor opportunities. 
The stepping principle minimizes the overall size of any single facade element, assisting the integration of the new 
structure into the neighborhood context. 

The east and west facing facade elements will be bright in colour and solid in character (off white, refer also to colour 
precedent images) and the north and south facade and fenestration elements will be in a warmer and darker tones 
(colour to be determined, refer to pattern scheme precedent images). This approach takes its inspiration from the 
strong north-south directionality of the cathedral and has the advantage of presenting the neighboring buildings to the 
east and west with bright friendly facades. Balcony projections on the south faces will convey the residential use of 
the building and serve to mitigate heat gain. The facade elements of the new church amenity space will provide for 
openness and visual connection (glazing elements with patterning in warmer dark tones) and complement with the 
cathedral’s warm tone colour palette. 

Movement through the site will once again be safe and inviting public passageway from Carnarvon Street to Clarkson 
Street. Facing on Clarkson street are new residential/ artist use spaces, animating the street front and making the street 
safer for all. Also on Clarkson Street are the new stairs and the new passenger elevator providing universal access up 
to the new plaza, connecting the plaza to the Skytrain Station. Along Carnarvon Street, the grades will be reworked to 
provide an inviting residential lobby with ‘eyes on the street’ and generous width ramped access for both the Cathedral 
and the new building. We believe, the provision of residential density on other properties in the vicinity including this 
property, as well as the new generous public plaza, will be great catalysts to revive safe passage north-south through 
the neighborhood. The plaza itself creates a lexible outdoor space for a multitude of possible uses, both for public 
and parish enjoyment. Overlooking and spilling out onto the plaza, the new church amenity space will provide for 
enhanced safety to the public.   

EXISTING HOLY TRINITY

ANGLICAN CATHEDRAL

EXISTING 2 STOREY

HERITAGE HOUSE

PROPOSED

TOWER



514 CARNAVON STREET |  HOLY TRINITY ANGLICAN CATHEDRAL + CONWEST  |  FRANCL ARCHITECTURE  | DKL LANDSCAPE ARCHITECTURE  | LUPC SEPT 11 201710

LAND USE AND PLANNING COMMITTEE COMMENTS

LUPC COMMENT: 
The proposal could provide beneits for the streetscape, and could provide connection from Columbia Street to 
Carnarvon Street via Church Street.

RESPONSE:
Through a formalization of the natural desire line, this development provides a community plaza and public access 
connecting Carnarvon Street to the Columbia Skytrain Station and to Church Street. The pathway is accessible 
from Clarkson Street by stairs and an outdoor elevator. The streetscape will be activated by the addition of lex-units 
along Clarkson Street. These units will be developed with residential or commercial uses. The plaza will provide an 
opportunity for a variety of programmed uses. 

LUPC COMMENT:
The proposal could include clarity regarding the community use aspect of the project.

RESPONSE:
This development provides several amenities to the community. This development will be a:
• Privately owned publicly accessible community plaza, used for night markets, artisan markets, outdoor weddings 

and other informal gatherings. 
• A connecting pathway between Carnarvon Street and Clarkson Street for public use. 
• An outdoor elevator to improve accessibility to the plaza and walkway from Clarkson Street.
• A parish hall that will be used for community outreach, public events and will be available to rent by the general 

public.
• The restored heritage cathedral will continue to be used as a place of worship for the community.

LUCP COMMENT:
It is important that the heritage asset maintain good visibility

SOLUTION:
The tower is taller and more slender with a decreased footprint. The walkway between the tower and the cathedral 
is wider and well landscaped and inviting for pedestrians. The articulation of the tower compliments the heritage 
structure and allows the cathedral to shine. 
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LANDSCAPE DESIGN RATIONALE

The landscape development at Holy Trinity Cathedral responds to the unique requirements of the Church, the rental 
units and market condominiums. Located adjacent to Columbia Skytrain station, the site lends itself to activities on the 
new plaza and opportunities for mid block safe pedestrian movement north - south.

The main entrance for the church and tower are from Carnarvon Street with stair and ramp access. A small entry court 
with seating is provided to reinforce the social interaction before and after service.

A signiicant plaza space creates a foreground to the cathedral as well as a multi-purpose open space with views to the 
river. The plaza is located on a mid block linkage and is accessible from Clarkson Street by elevator and stair and from 
Carnarvon Street by stairs and ramps and invites active uses as well as quiet enjoyment and relection. 

Supporting the plaza is the church amenity room at plaza level and church ofices on the second level above. Church 
ofices will overlook the plaza throughout the day, adding a level of security. A memorial garden is located to the east 
of the church.

Outdoor amenities for the rental and market condo building are located on the ground loor to the west side of the 
ground loor indoor amenity, and on the  upper roof of the  tower. A children’s play area and outdoor social space 
including outdoor kitchen on the top of the tower round out the compliment of the exterior residential amenity space. 
For wind management, a 2m height glass screen is provided.  Trees  and lush landscaping are also provided to help 
crown the tower and provide an interesting addition to  the skyline.

LANDSCAPE RESPONSE TO NEW WESTMINSTER DOWNTOWN DESIGN GUIDELINES 

The site development is consistent with the objective of the New Westminster Design Guidelines.

• The entry sequence for the residential tower and the Cathedral creates pedestrian rooms through the introduction 
of benches and seating height walls.  These spaces are easily accessible from Carnarvon.  Visitors to the Church 
and residents of the tower are welcome to use the space and build community.

• The accessible route from Carnarvon to Clarkson creates a mid-block connector open to public movement and 
enjoyment.  Along this route are seating opportunities as well as connections to the Church amenity facility and 
the Cathedral plaza.

• To the south of the Cathedral is a multi-purpose plaza space.  Intended as a public amenity this space will also 
be programmed by the Church to support its various functions and activities.  Intended uses of this space include 
informal gathering along its edges for conversation and appreciation of the Church, views south to the river, kids 
play on the plaza.  Also, the Church intends to program the space for weddings, farmer’s markets/craft sales, 
outdoor dinners and public entertainment and creating a neighbourhood focus and gathering area.

• To the northeast of the plaza a contemplative memorial garden is proposed as an area to remember loved ones in 
a quiet garden space separated from the more active areas of the site.



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/16/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: DVP00636 

Item #: 56/2017 

Subject: 319 Ash Street: Development Variance Permit to Permit a Secondary 

Suite without a Parking Space 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that staff request Council 

issue notice that it will consider a resolution to issue Development Variance Permit 

DVP00636 to permit development of a secondary suite without the provision of a 

second off-street parking space at 319 Ash Street, once the property has been placed 

on the Heritage Register. 

EXECUTIVE SUMMARY 

This report provides preliminary information on a Development Variance Permit application 

that would permit the owners of 319 Ash Street to create a legal basement suite in their 

existing house without having to provide a second bylaw-compliant off-street parking space. 

Provision of a second parking space would require the demolition of a partly constructed 

single detached garage and the conversion of almost the entire back yard to parking. 

1. PURPOSE

The application would exempt this property from the requirement to provide a second 

parking space for the secondary suite in a proposed new house. The purpose of this report is 

to apprise the Land Use and Planning Committee of the application and request Council 

issue notice of consideration of the required Development Variance Permit. 

Item 8
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2. POLICY AND REGULATIONS 

 

A Policy approach to considering requests for variances that contains several criteria by 

which variances are to be evaluated was endorsed by Council on January 28, 2008. 

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context 

 

The subject property is located in the Brow of The Hill neighbourhood among a mixture of 

primarily single detached and multi-family buildings. The Sixth Street commercial area is 

approximately 225 metres/ 740 feet to the east. Eighth Avenue, a City Collector Street is 100 

metres/ 330 feet to the south. A map of area Land Uses is contained in Appendix 1.  

The property is 48 ft./14.6 m. wide by 82.5 ft./25.1 m. deep and is relatively flat. There is 

one specimen tree on the property that will not be affected by the application. Access to the 

property is from Ash Street (there is no lane). 

 

4. PROJECT DESCRIPTION 

 

The property owners are proposing to create a basement suite in their existing house. Section 
150.7 of the Zoning Bylaw states that, for single detached dwellings, duplexes, and 

secondary suites one parking space shall be provided for each dwelling unit. The applicants 

have one bylaw-compliant parking space in a partly constructed detached garage (started by 

the previous owners) behind and partly beside their house and have applied to be exempted 

from the requirement to provide a second bylaw-compliant parking space for their secondary 

suite. 

 

Although the site coverage of the house is just 25 percent (35 percent is permitted), the house 

is situated in such a way that the only way to create additional bylaw-compliant off-street 

parking would be to demolish the detached garage and then convert most of the back yard to 

parking and turn-around space. See the site plan in the Appendix 3. Appendix 2 contains a 

rationale letter prepared by the applicants. 

 

As part of the variance application, the owners have agreed to place the 104-year-old house 

on the City’s Heritage Register. That application is in process and the property is expected to 
be on the Heritage Register by the end of November 2017. Once the property is on the 

Register, the Opportunity to Be Heard would take place. 
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5. DISCUSSION 

 

5.1 General Evaluation Criteria 

 

What is the intent of the bylaw which the applicants are seeking to have varied? 
 

The intent is that every dwelling unit have an associated parking space on the 

property. 

 

Is there a community benefit to the granting of the variance; beyond that received by the 

owners? 

 

Yes. A 104-year-old house would be placed on the Heritage Register. 

 

Is there a hardship involved in adhering to the pertinent bylaw? 

 

Yes. Due to the configuration of the property, the only way to provide the required 

parking would be to convert most of the rear yard to parking area. 

 

Is this the most appropriate mechanism for achieving the end result of the proposed 
variance? 

 

Yes. The purpose of the variance is to ensure adequate open space for the house and 

suite. Given the property configuration there is no other option to achieve both the 

required parking and adequate outdoor space. 

 

Is the proposed variance relatively minor? 

 

No, as it proposes an exemption to half the required parking. However, there is 

adequate on-street parking as the majority of properties on this block have lane 

access, with few driveways onto the street taking up parking. 

 

5.2 Sustainability 

 

Proximity To Transit Services 

Transit Service Normal Walking Distance Project Distance 

SkyTrain Station 800 m./2,625 ft. 930 m./3,050 ft. 

Frequent Transit 

Network 

400 m./1,312 ft. 225 m./740 ft. – Sixth St. 

100 m./330 ft. – Eighth St. 

 

The property is within reasonable walking distance of two Frequent Transit Network 

bus routes but not to a SkyTrain station. 
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5.3 Conclusion 

 

Although the request is not minor, the applicants’ request to not have to provide an 

additional bylaw-compliant off-street parking space is reasonable given that: 1) there is 

adequate on street parking now and likely into the future; 2) there would be a community 
benefit in that a 104-year-old house would be placed on the Heritage Register; and, 3) there 

is no other option to achieve both adequate open space and the parking requirements. 

 

6. REVIEW PROCESS 

 

Application made September 12 2017 

Preliminary Report to Land Use and Planning Committee October 16 2017 

Property is placed on Heritage Register Early January 2018 

Report to Council requesting notification of Opportunity to Be 
Heard 

Early January 2018 

Applicant to deliver notices to neighbours within 100 m./  

328 ft., advising of their DVP application 

10-14 days before 

Opportunity to Be 

Heard 

Opportunity to be Heard January 29 or February 

26, 2018 

 

7. INTERDEPARTMENTAL LIAISON 

 

The Transportation Division of the Engineering Department has reviewed the application 

and advises that they have no objection to the proposed variance. 

 

8. OPTIONS 
 

The following options are presented for the Land Use and Planning Committee’s 

consideration: 

 

1. That the Land Use and Planning Committee recommends staff request Council issue 

notice that it will consider a resolution to issue Development Variance Permit 

DVP00636 to permit development of a secondary suite without the provision of a 

second off-street parking space at 319 Ash Street once the property has been placed 

on the Heritage Register. 

 

2. That the Land Use and Planning Committee provide staff with alternative feedback. 

 
Staff recommends Option 1. 
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ATTACHMENTS 

 

Attachment 1: Land Use Map 

Attachment 2: Applicant Rationale Letter 

Attachment 3: Site Plan 
 

 

This report was prepared by: 

David Guiney, Senior Planning Analyst 

 

This report was reviewed by: 

John Stark, Acting Manager of Planning 

 

 

 

   

 

  

Jackie Teed 

Acting Director of Development 

Services 

  

 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 1 

Land Use Map 

 



 

 

Yellow is single detached dwelling, Slightly Greenish-Yellow is multi-family (low rise), Red in commercial, Purple is mixed-use 

(commercial/residential) and Green is institutional 

 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 2 

Applicant Rationale Letter 

 



 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 3 

Site Plan 

 



 

 

 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/16/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: HER00647 

Item #: 57/2017 

Subject: 306 Gilley Street: Heritage Revitalization Agreement to Construct a 

Duplex Adjacent to Existing Heritage House - Preliminary Report  

RECOMMENDATION 

THAT the Land Use and Planning Committee (LUPC) recommend that Council 

direct staff process the application as outlined in the report to the LUPC on Octobe r 

16, 2017. 

EXECUTIVE SUMMARY 

An application has been received for a Heritage Revitalization Agreement (HRA) to allow 

the construction of a duplex, in addition to the existing single detached dwelling at 306 

Gilley Street in the Brow of the Hill neighbourhood. The applicant has proposed to stratify 

the three principal units which would have a total Floor Space Ratio (FSR) of 0.78. In 

exchange, the applicant would restore the existing 1916 house and agree to long-term 

heritage protection through both a Heritage Revitalization Agreement and a Heritage 

Designation Bylaw.  

1.0 PURPOSE 

This application would allow the development of two additional principal units within a new 

building (duplex) on the site in exchange for the restoration and designation of the existing 
home. The purpose of this report is request the application be forwarded to Council in order 

to direct staff to process the application as outlined in this report. 

Item 9
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2.0 POLICY AND REGULATIONS 

 

2.1  Official Community Plan:  

 

The subject site is designated Residential – Ground Oriented Infill Housing in the Official 
Community Plan which is described as follows: 

 

Purpose: To allow a mix of ground-oriented infill housing forms which are 

complementary to the existing neighbourhood character. Generally forms with a 

higher number of units are expected to be located on larger properties. Units can be 

attached, detached or a combination of the two. 

 

Principal Forms and Uses: Single detached dwellings, single detached dwellings on a 

compact lot, duplexes, triplexes, quadraplexes, cluster houses, townhouses, rowhouses 

and other equivalent ground-oriented housing forms. Lots with single detached 

dwellings may also include a secondary suite and/or a detached accessory dwelling 

unit. 

 

Complementary Uses: Home based businesses, small scale local commercial uses 

(e.g. corner stores), small scale institutional uses (e.g. child care, care facilities), 
utilities, transportation corridors, parks, open space, and community facilities. 

 

Maximum Density: Low density multiple unit residential. 

 

Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a 

property may be eligible for incentives such as a smaller minimum lot size, an 

increase in density, or reduced parking requirements, which would make it viable to 

conserve assets with heritage merit. A Heritage Revitalization Agreement may also be 

used to formalize an existing, larger scale land use such as a low rise or a place of 

worship. 

 

The proposed Heritage Revitalization Agreement is compatible with the OCP Land Use 

Designation. 

 

2.3 Zoning Bylaw 

 

The subject site is currently zoned Single Detached Dwelling Districts (Small Lots) (RS-5) 

which allows the single detached dwelling and secondary suite at a density of 0.5 FSR. 

 

The proposal does not conform to the existing zoning district. As such a Heritage 

Revitalization Agreement is be required. 
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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.   

 

2.5 Heritage Policy for the Use of Heritage Revitalization Agreements  

 

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. 

 Create an application process that is clear. 

 Establish a follow-up procedure to ensure that heritage conservation work is 
completed as promised.   

 

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 the local government to place Heritage Designation Bylaws on 

properties are set out in Sections 611-613 of the Local Government Act. 

 

2.7 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 & 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.   
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3.0 BACKGROUND 

 

3.1 Previous Applications 

 

Pre-Application Review: 
 

A Pre-Application Review was submitted by the applicant for this proposal. It was reviewed 

by the Land Use and Planning Committee on September 11, 2017 and general support for 

advancing the project to the formal development application review process was expressed. 

The following comments were provided by the LUPC at that time: 

 

 Land Use and Planning Committee indicated that if it is functional, including three 
bedrooms would be a good opportunity, however this should not be a limiting factor 

on the application. 

 Land Use and Planning Committee did not identify issues with the proposed 0.775 
FSR. 

 Ensure the proposed parking within the front setback does not detract from pedestrian 
safety or comfort.  

 

3.2 Site Characteristics and Context 

 

The subject site is located in the Brow of the Hill neighbourhood and is near the corner of 

Gilley Street and Third Avenue. The site has a total area of 530 square metres (5,702 sq. ft.) 

and the existing house is 204 square metres (2,193 sq. ft.) and has a Floor Space Ratio of 

0.385. 

 

The subject property is located on a named street (Gilley Street) that functions as a lane. The 

properties adjacent to and across the street from the subject property are al l single detached 

dwellings that range in age from 1913 to 1986 with Floor Space Ratios that range from 0.309 

to 0.596. There is also a three storey multi-unit residential building across Gilley Street with 

25 units and with a Floor Space Ratio of 1.197. 
  

The site slopes slightly from the northeast edge to the southwest edge with a grade change of 

approximately 3 metres (10 feet). A site context map is attached in Appendix A. 

 

3.3 Project Statistics  

 

 Existing 

Zoning RS-5 Single Detached Dwelling Districts (Small 

Lots) 

Official Community Plan 

Designation 

RGO - Residential – Ground Oriented Infill 

Housing 

Existing Site Area  530 square metres (5,702 sq. ft.) 
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Site Frontage 20.12 metres (66.01 ft.) 

Lot Depth 26.33 metres (86.38 ft.) 

 

3.4   Proximity to Transit 

 

Transit Facility Distance 

SkyTrain Station 884 metres (2,900 ft.) 

Frequent Transit Network 765 feet (233 metres) 

 

The subject site is located 884 metres (2,900 ft.) from the New Westminster SkyTrain 

Station and 233 metres (765 ft.) from the nearest bus stop on Eighth Street. 

 

4.0 PROJECT DESCRIPTION 

 

The applicant proposes to construct a new building containing two principal units (a duplex) 
on the southern portion of the subject property, adjacent to the existing heritage house which 

would be retained and restored through a Heritage Revitalization Agreement. The existing 

single detached dwelling would not contain a suite and as such the site would contain three 

principal dwelling units. The total proposed FSR is 0.78 (allowable is 0.50) and a si te 

coverage is almost 38% (allowable is 35%). As such these items would be required to be 

relaxed through the Heritage Revitalization Agreement.  

 

The proposed duplex would be designed to meet the “Standards & Guidelines” by being 

distinguishable from and respectful of the heritage house. The duplex would have a front-to-

back configuration, be two-and-a-half storeys and each unit would be 132.7 square metres 

(1,428 sq. ft.) and would include three bedrooms. 

 

The applicant proposes to provide one parking space per dwelling unit which would meet 

parking requirements for single detached and duplex dwellings. One surface parking pad for 

the heritage house would be located in front of the house and two parking spaces for the 
duplex would be provided underneath the new building. A variance to permit the one parking 

space for the single detached dwelling  to be located within the front setback would be 

required. 

 

The Letter of Intent is attached in Appendix B and the proposed architectural drawings are 

attached in Appendix C. The property would be a three-unit strata corporation. 

 

5.0 DISCUSSION 

 

5.1   Heritage Value 

 

The heritage house was constructed in 1916 by W. E. Mercer and retains a substantial 

amount of original character-defining elements. The more recent and unpermitted addition 
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over the attached carport, as well as the carport itself, are proposed to be removed. This side 

of the house would be restored as part of the HRA. The front porch would also be restored to 

its original design.  

 

A Heritage Conservation Plan, including a Statement of Significance has been submitted and 
attached as Appendix D, identifying the heritage value and the history of the site. The house 

has heritage value sufficient to proceed with consideration of an HRA, and staff are current ly 

reviewing the details of the proposed Conservation Plan.  

 

6.0  INTERDEPARTMENTAL LIAISON 

 

6.1 Team-Based Project Review 

 

A review team has been assigned for reviewing this project consisting of staff from the 

Building, Planning (Development Services), and Engineering. Other Departments will also 

be included early in the process as needed. 

 

7.0  APPLICATION REVIEW PROCESS 

 

Staff recommends the following steps be undertaken as part of the application review 
process:  

 

1. Preliminary Report to Land Use and Planning Committee (October 16, 2017); 

2. Preliminary Report to Council (November 6, 2017); 

3. Presentation to the Community Heritage Commission; 

4. Presentation to Brow of the Hill Residents’ Association; 

5. Applicant led Public Open House; 

6. Presentation to New Westminster Design Panel; 

7. Presentation to the Advisory Planning Commission; 

8. Report to LUPC for Consideration of First and Second Readings; 

9. Report to Council for Consideration of First and Second Readings of Heritage 

Revitalization Agreement Bylaw and Heritage Designation Bylaw; 

10. Public Hearing and Council Consideration of Third Reading of Heritage 

Revitalization Agreement Bylaw and Heritage Designation Bylaw; 

11. Council Consideration of Adoption of Heritage Revitalization Agreement and 
Heritage Designation Bylaw; 
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8.0  OPTIONS 

 

The following options are presented for the Land Use and Planning Committee’s 

consideration: 

 
1. That the Land Use and Planning Committee (LUPC) recommend that Council direct 

staff to process the application as outlined in the report to the LUPC on October 16, 

2017. 

 

2. That the Land Use and Planning Committee provide staff with alternate direction. 

 

Staff recommends Option 1. 

 

 

 

ATTACHMENTS 

 

Appendix A - Site Context Map 

Appendix B - Letter of Intent 

Appendix C - Architectural Plans 
Appendix D - Heritage Conservation Plan 

 

 

This report was prepared by: 

Mike Watson, Planner 

 

This report was reviewed by: 

John Stark, Acting Manager of Planning 

 

 

   

   

 

  

Jackie Teed 

Acting Director of Development 

Services 
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Letter of Intent / Design Rationale 
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   2017.09.28 

 

Re:     HRA Application  

Address:    Mercer Cottage, 306 Gilley Street, New Westminster 

Existing Zoning:   RS-5 

Existing OCP Designation:  RBH – Residential Brow of the Hill 

Submission contents:  Application form (signed by both owners) 

    Application fee 

    Title search 

    Site Survey 

(by Underhill & Underhill Professional Land Surveyors) 

Tree Survey and Arborist Report  

(by Mountain Maple Garden & Tree Service Ltd.)  

Heritage Conservation Plan, including Statement of Significance  

(by Ance Building Services) 

Design Drawing set (by gronlund dare partnership) 

A-1   Project Data 

A-2   Site Plan 

A-3   Parking Plans 

A-4   Site Elevations 

A-5   Heritage House Floor Plans 

A-6   Heritage House Section 

A-7   Heritage House East and West Elevations, Material Key 

A-8   Heritage House North and South Elevations 

A-9   Duplex Floor Plans 

A-10 Duplex Section 

A-11 Duplex East and West Elevations, Material Key 

A-12 Duplex North and South Elevations 

Landscape Plan (by gronlund dare partnership) 

L-1   Landscape Plan 

    Context Photos  
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Project Description: 

This application is for a Heritage Revitalization Agreement (HRA) for 306 Gilley Street.  The proposal is 
for a three unit strata development on the site, consisting of the retention of the existing Heritage House 
and the construction of a new duplex.  In general, the proposal would entail: 

Heritage House: 

o Adhere to the restoration objectives and recommended conservation procedures as detailed 
within the Heritage Conservation Plan. 

o Existing siting retained. 
o Removal of the existing garage and room over, constructed in 1994. 
o Removal of existing porch addition, located at the side of the house, constructed in 

1994.  Restore South elevation in that area to pre-1994 configuration.  
o Removal of existing main floor decks located at the West and South sides of the house, 

constructed in 1994. 
o Restoration of original 1927 porch entry and entry stair, located at the East (front) of the house.   
o Removal of basement floor space from FSR  - filling in a portion of the basement  
o One surface parking stall located at front of lot. 

 
Duplex: 

o The new duplex is designed to both compliment and be distinguished from the Heritage House. 
The design is such that the new duplex does not overwhelm the Heritage House as per 
Standards and Guidelines for the Conservation of Historic Places in Canada. 

o The units are proposed with a front-to-back configuration, each containing 3-bedrooms. 
o The proposed floor space is over three levels; the lower level accommodating a garage (1 parking 

stall for each unit)  
 

Easements:  

o Existing 4.0m easement along front of property to remain unchanged.  
 

Landscape: 

o Adhere to recommendations provided by Mountain Maple in regard to feasible retention of and 
replacement for all trees currently on the site.   

o Stated in the previous pre-application package was the intention to retain all protected trees on 
site, except those which are located within the proposed duplex building envelope.  
Unfortunately, after more detailed assessment, the arborist has determined that will not be a 
feasible strategy for the ‘Protected Trees’ located along the South property line.  As a result, this 
proposal includes the removal of those trees, and their replacement with double of the number of 
trees currently in the same location.  

o To enhance the urban canopy by  
o Removal of unviable trees 
o Replacement of any removed ‘Protected Trees’ with double the number of trees.  
o Incorporation of additional permanent planting 

o To enhance the privacy to the site and neighbours, by increasing the planting along the perimeter 
of the property, through the planting of both trees and hedges.  
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Anticipated Development Variances / Project Data:  
 

Anticipated Development Variances and project data for the proposed HRA are examined in comparison 
to the existing RS-5 zoning regulations, as noted below where applicable.  Pending additional 
examination by City staff, the anticipated Development Variances required or project data of note include: 

1. 313.18 The Floor space ratio shall not exceed a factor of 0.5. 
 
The proposed FSR is 0.779 (77.9%). This proposed calculation includes the removal of square 
footage in the Lower Level basement of the existing Heritage House from the FSR calculation 
through the conversion of existing low height (6’-2”) unfinished areas to crawl space, with a 
ceiling height under 4’-0” high, thus removing the square footage from the FSR. 
 
Alternatively, if the portion of the Lower Level basement of the Heritage House was permitted to 
be allowed as low height unfinished space, the FSR would be 0.872 (87.2%). This change, while 
altering the FSR calculation, would have no impact to the exterior of the proposed project, and 
would have no impact on neighbouring properties.  
 

2. 313.15 For lots with a frontage of 40 feet (12.19 metres) or more a side yard shall be provided 
one each side of the building of not less than ten percent (10%) of the width of the site, provided 
that the maximum width of any side yard need not exceed 5 feet (1.52 metres)… 
 
The existing North Side Yard Setback on the Heritage House is a minimum of 1.58 ft (0.48 m).  
This is an existing non-conforming condition that is proposed to remain unchanged.  
 

3. 190.38. The following are allowed in or may project from the building into the required side yard 
  e.)…eaves…provided that none of these shall extend into the required side yard  

more than 4 feet (1.22 metres) or one-half the required minimum depth of the  
side yard, whichever is the lesser 

 
Given the existing non-conforming siting of the Heritage House, the existing North eave projection 
is 4.0 feet (1.22m) into the required side yard.  The allowable projection is 2.5 feet (0.76m). This 
is an existing non-conforming condition that is proposed to remain unchanged. 
  

4. 313.10 if attached accessory buildings 
a.)that are… balconies shall be deemed to be accessory buildings;  

c) shall not be located in the required front yard.  

The front duplex balcony is proposed to project into the required front yard by 4.0 feet (1.22 
metres).  This proposed projection dimension, while not complying with 313.10, does comply with 
the general regulations for Projections into Yards: 

190.37. The following are allowed in or may project from the building into the required 
front yard  

c) … balconies … provided that none of these shall extend into the required side      
yard more than 4 feet (1.22 metres). 

 

 

5. 313.17. … floor space ratio … excluding 
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a.) the net floor area used exclusively for up to two parking spaces, to a 
maximum of 450 sq ft (41.81). 
 

Given the nature of the proposed project, for which the desired parking arrangement differs from 

that of a standard RS-5 single-family dwelling, the proposed exclusion for parking is 649.2 sq ft 

(60.3 sq metres).  This proposal is in keeping with other approved HRA projects within the City of 

New Westminster. 

6. 150.44 In … (RS-5)…districts 
a.) No parking shall be permitted in the required front yard. 

 
As per city staff requests, one (1) proposed parking stall is proposed within the required front yard 

of the Heritage House.  Given the existing siting of the Heritage House, the front yard is the only 

feasible location for this parking stall.  Fence and landscape screening of the parking is proposed.   

7. Proposed maneuvering isles for all parking stalls have been tailored to the specifics of this 
proposed project and are illustrated on page A-3 of the design drawing set.  Maneuvering isles for 
the proposed duplex are designed to accommodate a vehicle turning diameter of 34’-0”, and 
adhere to the required 1’-0” clearance to structures in all locations (150.36, 150.43).  

 

 

Design Rationale 

This project satisfies numerous aims set forth in New Westminster’s Official Community Plan (scheduled 
for adoption fall 2017); New Westminster’s Family Friendly Housing By-law; and Heritage Policy for the 
use of Heritage Revitalization Agreements; as well as adhering to the principals set forth in the Standards 
and Guidelines for the Conservation of Historic Places in Canada.   

Firstly, this project is compatible with both the current and proposed OCP Land Use Designations for the 
property.  The Residential-Ground Oriented Infill Housing Designation which aims to allow a mix of 
ground-oriented infill housing options complimentary to the existing neighbourhood character, and include 
housing forms such as duplexes, triplexes, quadplexes, cluster houses, townhouses, and row houses, 
encompasses the proposed scope and character of this project.    

The city’s desire to encourage Heritage Conservation generally and specifically to encourage Heritage 
Revitalization Agreements is addressed. By restoring a building with historic significance, ensuring the 
long-term protection of the property, and improving the site condition and beautification of the 
streetscape, the community will benefit from the implementation of this project. The project aims to meet 
the guiding principles of the city’s “Heritage Policy for the use of Heritage Revitalizations Agreements” by 
balancing both private and public benefits.  

This project is in alignment with the City’s long term housing and density aims.  This project would 
transform a single-family residence into a strata development which offers housing to three families.  The 
duplexes each have three bedrooms and would be potentially appealing to families.  A strata 
development offers a tenure type not readily available in the area, and contributes to the diversity of 
housing options the City would like promoted.  

Infill housing, while being a historic form of development in New Westminster, is directly reflected in the 
history of this particular property.  This development serves to offer the next stage of densification and 
infill to the neighbourhood, and continue the storey of densification to this particular property.   

As detailed within the Heritage Conversation Plan, provided by Ance Building Services, the historic value 
of the Heritage House (Nellie Mercer Cottage) along with its viability for restoration is clearly detailed. This 
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proposal aims to remove constructed elements that currently obscure the original house and restore the 
house to its 1927 condition.  

The proposed duplex design takes cues from the heritage house, incorporating a similar gable slope and 
proportion, along with similar overall building height.  Site constraints yield a duplex which has a modest 
frontage in keeping with the Heritage house, and tall, narrow massing.  The duplex, while visually 
compatible with the Heritage House, is a much more subdued structure, with simple massing, and muted 
colours and which aims to sit unobtrusively among its existing neighbouring Heritage Houses.  The 
Heritage House is allowed to be the element of the property with the highest visual impact, with a higher 
degree of articulation and complexity in its forms, along with an impactful, historically accurate colour 
scheme.  The duplex, in contrast has simple detailing and use of modern materials.  

The Heritage House, while being reduced in overall square footage by the elimination of building 

additions, will retain the same number of bedrooms as is currently accommodated.  Each duplex will 

contain 3 bedrooms. Each unit has a distinct entry and private outdoor spaces that allow for privacy and 

occupation of the outdoors of the property.  

Parking for the duplex is accommodated on the main level of the building, reducing the surfacing parking 
to one. The drive, located between the two buildings allows sufficient space for small car manoeuvrability. 
A visual break between the buildings is created, visual privacy between units is maximized and, the 
viewing of the South side of the Heritage House is made possible from Gilley Street. 

Gilley Street currently is a mixture of many conditions – varied building types/scales, setbacks and 
parking conditions.  While officially a street, Gilley Street functions as a lane to most of the properties 
along it. The street width varies along its length, and is quite narrow at the subject site. The project has 
addressed this reality by accommodating space for recycling and garbage pickup on the site itself, and 
providing a walking surface along most of its front edge, except where fence screening of surface parking 
is provided.  

Given the siting of the house the proposed duplex will have minimal impact to neighbours.  The Duplex 

will not be substantially visible to the neighbours to the North.  The relationship between the neighbours 

to the east and the Heritage House will remain unchanged, and significant planting will be provided along 

the East property line, obscuring the visual impact of the duplex.  The same significant planting will be 

provided along the south property line.  The siting of the existing house on the neighbouring property to 

the south is such that the house is oriented towards Third Avenue and sited away from its North property 

line, with the driveway located adjacent to the proposed duplex.  The duplex will not have significant 

impact on that property.  The properties across Gilley Street back onto Gilley Street with their garages, so 

the project will have no impact on the livability of those properties.  

This project would substantially add to the existing neighborhood fabric, which is already a diverse 
mixture of modest Heritage Houses and multi-family developments, through the restoration of a historic 
asset and by creating highly needed additional family housing for the Brow of the Hill neighborhood.  
 
 Regards, 

 

Tara Gronlund  ABID, MARCH, IA AIBC  
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Architectural Drawings 

  



Zoning Data

    Allowable / Required (RS-5) Current Proposed Notes

Site area [530.727 sq m] 5712.7 sq ft as per survey July 31, 2017

SITE COVERAGE

Principal Buildings: 35% of lot area 1999.45 sq ft Heritage house/garage 1267.0 sq ft 22% Heritage House 731.3 sq ft

Front Duplex 611.3 sq ft play house excluded - 

Rear Duplex 611.3 sq ft temporary structure to be removed

sub-total 1222.6 sq ft

Total 1953.9 sq ft 34.2% CONFORMING

Attached Accessory 10% of lot area 571.27 sq ft Heritage Hs front/side porch 174.0 sq ft Heritage House front porch 48.2 sq ft

Heritage House rear porch 74.3 sq ft Heritage House rear porch 74.3 sq ft

Front Duplex balcony 61.0 sq ft

Rear Duplex balcony 61.0 sq ft

total 248.3 sq ft 4.35% Total 244.5 sq ft 4.28% CONFORMING

FSR

50% of lot area 2856.35 sq ft Heritage Lower (excl. garage) 721.3 sq ft Heritage House Lower Floor 200.0 sq ft

[265.36 sq m] Heritage House Main Floor 1267.0 sq ft Heritage House Main Floor 731.3 sq ft

Heritage House Upper Floor 666.0 sq ft Heritage House Upper Floor 662.3 sq ft

total 2654.3 sq ft 46% sub-total 1593.6 sq ft

Front Duplex Lower Floor 252.8 sq ft

Front Duplex Main Floor 585.3 sq ft

Front Duplex Upper Floor 590.2 sq ft

sub-total 1428.3 sq ft

Rear Duplex Lower Floor 252.8 sq ft

Rear Duplex Main Floor 585.3 sq ft

Rear Duplex Upper Floor 590.2 sq ft

sub-total 1428.3 sq ft

Total 4450.2 sq ft 77.9% Development Variance Required

[413.31 sq m]

Alternate Option: Total 4450.2 sq ft

If portion of Lower Level of Heritage House NOT Heritage House Lower Level 531.3 sq ft Development Variance would

required to be coverted to crawlspace 4981.5 sq ft 87.2% be required if this was allowed

Parking Exclusion 450 sq ft Front Duplex Garage 324.6 sq ft

(gross sq footage [41.81 sq m] Rear Duplex Garage 324.6 sq ft

excluded from Total 649.2 sq ft Development Variance Required

FSR calculation) [60.31 sq m]

    Allowable / Required (RS-5)   Current Proposed Notes

Height Datum average grade at property corners (61.88 + 63.48 + 60.63 + 63.06 )/4 = 62.26 m no proposed changes

HEIGHT

Height 25 ft / 7.62m 69.88 m Heritage House                 (70.66 + 67.96)/2 69.31 m No proposed changes CONFORMING

Duplex 69.88 m CONFORMING

Peak Height 35 ft 10.67m 72.93 m Heritage House 70.66 m No proposed changes CONFORMING

Duplex 71.15 m CONFORMING

SETBACKS

site depth max 26.364 m 86.5 ft

site width max 20.149 m 66.03 ft

Front Yard

minimum: 20% of site depth [5.27 m] 17.30 ft Heritage House 9.99 m 32.77 ft Heritage House No proposed changes CONFORMING

Duplex [5.28 m] 17.33 ft CONFORMING

Back Yard

minimum: 20% of site depth [5.27 m] 17.30 ft Heritage House 6.39 m 20.95 ft Heritage House No proposed changes CONFORMING

Duplex [5.28 m] 17.33 ft CONFORMING

Side Yard

maximum: [1.52 m] 5.0 ft Heritage House - North 0.48 m 1.58 ft Heritage House - North no proposed changes EXISTING NON-CONFORMING

Development Variance Required

Duplex - South [1.52 m] 5.0 ft CONFORMING

Projections

Front yard allowed steps and ramps from 1st floor  -  -

2 ft bay windows  -  -

2 ft chimneys, cornices  -  -

4 ft eaves, canilevered canopies  - Duplex - Eaves [0.46m] 1.50 ft CONFORMING

0 ft acessory buildings  - porches,  - Duplex - Balcony [1.22 m] 4.00 ft Development Variance Required

decks, balconies

Rear yard allowed staircases and stairwells Heritage House - stairs Heritage House - Stairs [1.52 m] 5.0 ft CONFORMING

Duplex - Stairs [2.64] 8.67 ft CONFORMING

2 ft chimneys, cornices  -  -

4 ft unenclosed porches, eaves, Heritage House - rear porch [0.43 m] 1.41 ft no proposed changes CONFORMING

balconies, canilevered canopies Heritage House - eaves [0.85 m] 2.79 ft no proposed changes CONFORMING

Duplex - Balcony [1.22 m] 4.00 ft CONFORMING

Duplex - Eaves [0.46m] 1.50 ft CONFORMING

side yard 2.5 ft stairwells above grade  -  -

4 ft or 1/2 required sideyard

2.5 ft unenclosed porches, eaves, Heritage House - North Eaves [1.22 m] 4.0 ft no proposed changes EXISTING NON-CONFORMING

balconies, canilevered canopies Development Variance Required

4 ft or 1/2 required sideyard Duplex - Eaves [0.38m] 1.25 ft CONFORMING

PARKING

number of stalls Heritage House 1

Duplex 2

Total 3 CONFORMING
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Historic Brief 

In 1859, the Royal Engineers surveyed the area to become New Westminster, superimposing a grid 

pattern parallel to the Fraser River on the natural topography, with streets running up the hill and 

avenues across it. The head engineer, Colonel Richard Moody, envisioned a formally planned ‘Garden 

City’ with prominent public parks and elegant, wide avenues. 

Although parks and public plazas were allocated in 

New Westminster’s first plan drawn by the Royal 

Engineers in the early 1860s, there was almost no 

development beyond the Royal City’s original 

northern boundary of Royal Avenue until the 1880s. 

See plan (right). 

The announcement of the arrival of the CPR to 

Vancouver, with a branch line to New Westminster 

caused a huge building boom between 1887-1898, 

transforming the small town into a real city.  

In 1888-89 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 this area now known as Brow 

of the Hill. Between 1889 and 1890 City Council 

approved the establishment of waterworks in the neighbourhood, established electrical utilities and 

proceeded with a street improvement program. Streets were graded, sidewalks installed and 

numbered streets and avenues replaced most of the street names on the original 1860s plan. At the 

time this below map was drawn in 1892, New Westminster had not only a train station but a streetcar 

system, electric street lights,  and expanded boundaries well beyond Royal Avenue. 
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Royal Engineers Plan for New Westminster 1861.  

source: UK National Archives_CO700_1861

City of New 

Westminster map, 

by R.J. Williams, 

Ottawa. 1892.  

source: City of 

Vancouver 

Archives Map 617
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The two Mercer cottages, the subject house at 306 Gilley Street and 905 Third Avenue, were mostly 

vacant starting in the early 1970s. This may be related to the death of Nellie Mercer at age 98 in 

December 1970, who likely managed the rentals from her close-by residence at 227 Ninth Street. 

When the current owners purchased the property in 1993, still owned by the Mercer family until 6 

months before, the two buildings were on the same title and had stood vacant for close to two 

decades. 

The current owners subdivided the lot into two titles and sold 905 Third Avenue in 1993. 

They embarked on the rehabilitation and revitalization of 306 Gilley Street which had stood vacant 

since the early 1970s. The Mercer family owned several rental properties in the neighbourhood which 

were all being sold around the same time. The owners found the subject house quite literally unaltered 

since 1927 - including original kitchen, stove, unpainted millwork, doors, windows and hardware. The 

only significant evidence of change was a forced-air furnace. Neighbourhood tales recounted that the 

Mercer family didn’t allow their tenants to make any changes to their properties. 

  

The 1994 renovation involved a new cedar roof, new gutters, blown-in insulation from the interior, 

electrical panel upgrade, the introduction of two gables dormers on the southern roof plane, the 

reorientation of the house entrance to the south elevation - facing the yard rather than Gilley Street, 

the construction of a gabled front porch at the new entrance and a car-port addition on the Gilley 

Street elevation, which over time became an enclosed two-storey structure obscuring the original 

entrance and facade. 

The interior of the house was painstakingly restored by the owners. The kitchen was improved with the 

introduction of built-in cabinets. The house participated on the 1995 New Westminster Preservation 

Society’s Heritage Homes Tour, and in 1996 their efforts won them a Heritage Residential Interior 

Award from the city’s Chamber of Commerce. 

Today, with grown kids and thoughts of retirement, the owners envision further densification of the lot 

through infill housing as a natural progression for the property and the neighbourhood. 
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Research Findings 

Civic address: 306 Gilley Street, New Westminster BC 

Legal description: LOT 2 OF 14, 29 & 30 SUBURBAN BLOCK 6, GROUP 1, 

Date of construction: 1916 and 1927 (New Westminster CityViews permit database) 

Builder: Hezekiah Stead (1916) and likely W. J. Percy  (1927). Percy was the builder for 907 3rd in 1927. 

Architect: unknown if one 

Original owner: Nellie Mercer 

Tenants/Residents at 306 Gilley Street 

907 3rd Avenue - before relocation 

1916 - 1927 - vacant/unknown 

306 Gilley Street - after relocation 

1929-30 James E. Paulding (Const. BC Police) 

1931 - vacant 

1932 - Ernest Dodd (millwright) 

1933 - David & Jenny F. Bremner (mechanic at Canada Bakery) 

1935-40 Ernest R. & Ruby V. Dibble (millworker Canadian Western Lumber) 

1945-50 Alvin P. Darrah (driver for Nichols Bros.) 

1954 - Robert R. & Jean J. Abbott  

1958 - Nick & Kathryn Van Dooyeweert (salesman) 

1964-1969 - Joseph Heineman (labourer for City of New Westminster) 

1972-1994 - vacant 

1995-current - Craig & Val Lawrence - finishing carpenter (Hollingsworth Group), lab technician 

_________________________________________________________________________ 
Ance Building Services   ::  739 Campbell Avenue, Vancouver BC V6A 3K7  tel:  604.722.3074   ::   Page !9









Heritage Conservation Plan   ::   306 Gilley St. New Westminster, BC    ::   September 2017

Current Photographs 
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partial front and side view 

(northwest corner)

front view (from street)
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south side view (with current 

front entrance)

north  side view
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view of original front door 

and porch ceiling (from 

inside addition)

rear view
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Condition Assessment 

Overall the building is in good condition. 

a. Structure 

Generally, there is no visual evidence of structural distortion or obvious failures. There is a slight sag in 

the roof ridge which according to the current, long-term owners dates back decades and does not 

appear to be increasing. Furthermore, the structural beams in the basement consist of two sections 

that have been cut about mid-way lengthwise. There is evidence of previous structural reinforcing - 

sistering of floor joists towards the back (west) of the basement. A structural engineer’s assessment is 

required to determine the integrity of the basement and roof structures and whether any further 

reinforcements are needed. 

b. Foundation 

A non-invasive interior and exterior inspection of the visible areas of the concrete foundation found no 

signs of moisture ingress or failure. It appears the foundation is in good condition.  

c. Exterior Wood Elements 

Cladding - the upper storey and a half is clad 

in horizontal wood siding. The visible 

cladding on the west side (front) is in fair 

condition due to weather exposure and the 

failure of the paint which has dried or faded in 

many areas. The odd board in the gable here 

is chipped or cracked. The siding  on the other 

elevations is in good condition. 

_________________________________________________________________________ 
Ance Building Services   ::  739 Campbell Avenue, Vancouver BC V6A 3K7  tel:  604.722.3074   ::   Page !20

photographs show two of the cases, visible in the basement, where the structural beams are cut right above the posts.

photograph shows the dry, chipped siding in the gable - west elevation
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The basement level is clad in cedar shingles.   

The shingles on the south elevation and the 

southeast corner are in fair condition due to 

weather exposure and fading, dry paint. The 

shingles on the north side and west (inside 

garage addition) are in good condition. 

Trim, sills, fascia and corner boards - as is the case with the other exterior millwork, the trim boards 

on the west and south side of the house are exposed to weather and are thus in rougher shape. In 

general these elements are in good condition, except for the west elevation where they range from 

fair to poor. Specifically the trim and sill at the gable windows on the facade are in poor condition, 

dry, detaching from the building and lacking paint. 

soffits - tongue and groove wood soffits are in good condition but rust has started to appear around 

nail holes in them. 
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photographs show the protected shingles (left) inside the garage addition and (right) the shingles near the southeast corner of the 

house where weather has caused shrinkage and loss of paint.

photographs show the trim and sills around the windows at 

the front gable
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g. Finishes 

The painted finish on the exterior is in fair to poor condition. 

In many areas, especially on the south and west elevations, the 

paint is flaking, dry or missing. There is no sheen to the paint 

on any area of the building. The lack of a proper paint layer is 

exposing many wood and glazed elements to weather and is 

allowing for further deterioration of the already damaged 

elements. The entire exterior is due for a new paint job first 

involving intensive prep work - scraping, sanding, caulking and 

priming. 
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photographs show a close-up of the pealing paint 

at the southeast corner of the house at the 

basement level as well as dry, thin, dull paint on 

the facade at the gable.
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Recommended Conservation Procedures 

a. Structure and site - Restoration and Rehabilitation: 

Restore the historic building structure to its appearance and configuration in 1927 through:  

• the removal of the south facing porch and entrance addition; 

• the removal of the two-storey addition at the front; 

• the restoration of the front porch and reconstruction of stairs as per archival photographs. 

Restore the visibility of the historic building from the street through the removal of the two-storey 

addition and vines. 

Rehabilitate the property by: 

• Retaining a full-height basement door on the front of the house, below the porch; 

• Introducing a duplex house to the south which is compatible with, distinguishable from and 

subordinate to the historic building to accommodate two additional families on the large property. 

The proposed duplex design is inspired by the traditional vertical, gabled form of the historic 

building, but is distinguished from the historic house through the use of contemporary materials 

(Hardie cladding), casement windows, very narrow trim and a clearly contemporary ground level 

entrance. 

b. Foundation - Preservation and Rehabilitation: 

• Preserve the foundation 

• Reinforce the concrete foundation on the southern  elevation through underpinning to 

accommodate the excavation for the duplex and vehicle access at street level. 

c. General Wood Elements - Restoration: 

• Repair all exterior wood elements - cladding, shingles, trim, facia, sills and soffits with a thorough 

paint preparation (sanding down to sound paint layer, caulking and priming). 

• Replace (in-kind) any individual elements that are damaged beyond repair - especially likely on the 

western and southern elevations - with like species, dimensions and profiles of wood. 

• Restore the original front porch by removing the enclosure around it, reconstructing the front porch 

railing and front stairs as per archival images. Introduce a handrail to the stairs, compatible with the 

front porch railing. 
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Future Changes 

Changes to the building configuration, especially additions, should be carefully considered for minimal 

affect on the Heritage Values as embodied in the Character-Defining Elements (CDE) listed in the 

Statement of Significance and must be approved through a Heritage Alteration permit. 

When repainting, use the following guide for correct placement of a historically appropriate colour 

schemes. Chose from any of the provided options from the True Colours palette to make a three-

colour scheme (body, trim and sash): 

Proposed Alterations 

The proposed alterations to the property as part of its Heritage Revitalization Agreement will improve 

the sustainability of the property without negatively impacting its Heritage Value or Character Defining 

Elements and are aligned with the Standards and Guidelines for Conservation in Canada. Infill housing 

is a historic form of development which has existed in New Westminster since its establishment in the 

1880s. There are records of residential properties that were initially developed with two houses on one 

property, as well as properties that were densified with the introduction of an infill house years or 

decades after the lot was first developed. The subject property was already densified in this manner by 

the original owner in 1927 when 306 Gilley Street was relocated to its current position and 905 Third 

Avenue was introduced as infill. The proposed alterations to this property are in keeping with this 

historic and precedented approach and represent a sensitive and subtle form of densification which 

retains the single-family scale of Brow of the Hill, which was significantly lost on many blocks when 

zoning allowed for apartment buildings in mid-century. This historic form of densification continues to 

be an excellent method of providing greatly needed housing in already established neighbourhoods 

while integrating well into the existing infrastructure and character of the area. 

body siding and porch ceiling Dunbar Grey VC-14, Haddington Grey VC-15, 

Comox Sage VC-16, Harris Grey VC-25

Basement shingles All reds VC-27 to VC-30

Trim, eaves, facia, railings, columns  Edwardian Pewter VC-23, 

Oxford Ivory VC-1

Window sashes and doors All reds VC-27 to VC-30, Gloss Black VC-35, 

Comox Green VC-20
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Maintenance Plan 

Following completion of the conservation works, the owner must maintain the building and land in 

good repair and in accordance with generally accepted maintenance standards. All work should follow 

The Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition). The 

local government determines an acceptable level or condition to which the heritage building is 

maintained through the Heritage Maintenance Bylaw. As with the Heritage Conservation Plan, such 

maintenance standards apply only to the building exterior. 

As general upkeep is frequently overlooked and will lead to deterioration of heritage resources, 

maintenance standards warrant special attention. Any building should be kept in a reasonable 

condition so it continues to function properly without incurring major expenses to repair deterioration 

from neglect. The most frequent source of deterioration problems are from poorly maintained roofs, 

rainwater works and destructive pests. 

Establish a maintenance plan using the information below: 

Maintenance Checklist 

 a. Site  

• Ensure site runoff drainage is directed away from buildings.  

• It is recommended to maintain min. 2 foot clearance between vegetation and building face and a 

12 inch wide gravel strip against the foundation in planted areas.  

• Constantly manage vegetation (vines, etc.) that is ornamentally attached to the building. 

b.     Foundation  

• Review exterior, and interior where visible, for signs of undue settlement, deformation or cracking 

of foundation and if encountered seek advice from Professional Engineer.  

• Ensure perimeter drainage piping is functioning satisfactorily.  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• Inspect basement interior for signs of moisture migrating through foundation walls in the form of 

efflorescence (a white powder on concrete) or staining of finishes. A "smell test" for musty air can 

indicate a moisture problem.  

d.      Wood Elements 

• In the wet coastal climate of British Columbia maintaining integrity of exterior wood elements is 

critical in preventing water ingress into buildings.  

• Annually inspect wood elements for signs of deterioration, identify source of problem and take 

corrective repair/replacement action:  

o wood in contact with ground or plantings; 

o excessive cupping, loose knots, cracks or splits; 

o open wood-to-wood joints or loose/missing fasteners; 

o attack from biological growth (moss, moulds, etc.) or infestations (carpenter ants, etc.); 

o animal damage or accumulations (chewed holes, nesting, bird/rodent droppings) USE HAZARDOUS 

MATERIALS PROCEDURES; 

o signs of water ingress (rot, staining, mould, infestation). 

• Closely inspect highly exposed wood elements such as porches, railings and stairs for 

deterioration. Anticipate replacement in-kind of portions of these elements every 10-15 years.  

• Inspect paint finishes every 3-5 years and expect full repainting every 7-10 years. Look for:  

o bubbling, cracks, "alligatoring" or crazing, wrinkles, flaking, peeling or powdering; 

o excessive fading of colours, especially dark tones; 

• Repainting shall be in historic colours as approved in this plan or with a Heritage Alteration Permit 

(HAP) issued by the Local Authority.  

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

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

are intact.  

 

e.     Windows and Doors 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• Replace cracked or broken glass as it occurs.  

• Check satisfactory operation of windows and doors. 

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

• Inspect weather stripping for excessive wear and integrity.  

f.     Roofing and Rainwater Works 

• Inspect roof condition every 5 years, looking for: 

o loose, split or missing shingles, especially at edges, ridges and hips; 

o excessive moss growth and/or accumulation of debris from adjacent  trees; 

o flashings functioning properly to shed water down slope. 

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

• Plan for roof replacement every 18-22. 

• Annually inspect and clean gutters, flush out downpipes. Ensure gutters positively slope to 

downpipes, there are no leaks or water splashing onto building.  

• Ensure gutter hangers and rainwater system elements intact and secure.  

• Ensure downpipes inserted into collection piping stub-outs at grade and/or directed away from 

building onto concrete splash pads.  

g.     General Cleaning 

• Building exterior should be regularly cleaned depending on build up of atmospheric soot, 

biological growth and/or dirt up-splash from ground.  

• Cleaning prevents buildup of deleterious materials which can lead to premature and avoidable 

maintenance problems.  

• Windows, doors and rainwater works should be cleaned annually.  

• When cleaning always use gentlest means possible such as soft bristle brush and low-pressure 

hose. Use mild cleaner if necessary such as diluted TSP or Simple Green©.  

• Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking 

and wood elements, and it will drive water into wall assemblies and lead to bigger problems.  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Research Resources  

Ancestry.ca - historic genealogical documents for W. E. & Nellie Mercer family 

Archival photographs of the subject house from Lawrence ownership - Lawrence family private collection 

BC and National Archives 

Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages (1859-1872) and 

baptisms (1836-1888). Archival photographs. Government of Canada Censuses for BC  

City of New Westminster 

Building permit records - CityViews database, 1986 Heritage Inventory Vol II - Brow of the Hill, Barman, Burton & 

Cook. 2009. Brow of the Hill Historical Context Statement prepared for the City of New Westminster. 

New Westminster Archives 

Archival photographs, Building files for 306 Gilley and 905 Third, Tax Assessment rolls for 1916, 1921, 1923 and 

1927.  

New Westminster Heritage Preservation Society 

1994, 1996, 2001 and 2015 Heritage Homes Tour write-ups on 306 Gilley Street, 905 Third Avenue, 229 and 227 

Ninth 

New Westminster Public Library 

Historic directories, Fire insurance maps, Municipal Voters Lists 

Columbian Daily newspaper - various archival editions including Elinor Mercer death notice December 24, 1970 

(pg 15) 

Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses of the City As It 

Was. Dundurn. pages 46-47 

Gottfried, Herbert & Jennings, Jan. 1985. American Vernacular Building and Interiors 

1870-1960. Norton & Co. New York.  

Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & McIntyre.  

New Westminster Daily News newspaper. various archival editions from 1905-1915 

Vancouver Daily World Newspaper. various archival editions 1888-1924 

Vancouver Archives and Vancouver Public Library - archival photographs 

Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House. 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/16/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: REZ00135 

Item #: 58/2017 

Subject: 220 Carnarvon Street (Holy Trinity Romanian Orthodox Church): 

Rezoning from Multiple Dwelling Districts (High Rise) (RM-6A) to 

Public and Institutional Districts (High Rise) (P-3) - Bylaw for First and 

Second Readings  

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that Council consider 

Heritage Designation Amendment Bylaw 7958, 2017 for First and Second Reading 

and forward the Bylaw to a Public Hearing on November 27, 2017, and  

THAT the Land Use and Planning Committee recommend that Council consider 

Zoning Amendment Bylaw 7959, 2017 for First and Second Reading and forward the 

Bylaw to a Public Hearing on November 27, 2017. 

EXECUTIVE SUMMARY 

The Holy Trinity Romanian Orthodox Church is located at 220 Carnarvon Street in the 

building listed on the City’s Heritage Register as Nidarose Lutheran Church. An application 

has been received to rezone the site to allow an addition to the existing church consisting of a 

new community room and one residential unit. The proposed project satisfies a number of 

important City objectives and policies: 

1. The project satisfies the Official Community Plan Land Use Designation and the

density identified for the site.

Item 10
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2. The project preserves a heritage building through rezoning of the site and designation

of the building.

3. The modest addition would allow the building to better serve the needs of the

congregation.

4. The caretakers’ unit is supported by Crime Prevention Through Environment Design
principals and will add to the security and maintenance of the site.

5. The project was supported by the New Westminster Community Heritage

Commission.

6. The project was presented to the Downtown Residents Association and was well

received at their meeting.

7. The project design was supported by the New Westminster Design Panel. The project

design satisfied the intent of the Official Community Plan Development Permit Area

Designation.

8. The project was supported by the Advisory Planning Commission.

1. PURPOSE

This applicant proposes to rezone the site to allow an addition to the existing church 

consisting of a new community room and one residential unit for a caretaker. The purpose of 

this report is to seek a resolution from the Land Use and Planning Committee to proceed to 
Council consideration of First and Second  reading of  both the Heritage Designation Bylaw 

and the Zoning Amendment Bylaw and set a date for the Public Hearing. 

2. POLICY AND REGULATIONS

2.1 Official Community Plan Land Use Designation: 

The site is designated as part of the Albert Crescent Character Precinct. The intent of that 

district is:  

… to encourage the development of more ground-oriented housing and housing

suitable for families, preserve the existing market rental housing stock, and respect, 

enhance and celebrate its recognized heritage resources, including Irving House and 

the four historic churches. 

In the Downtown Community Plan, the land use designation of the site is Residential Mid 

Rise Apartment. The Plan describes this designation as: 

Residential Mid Rise Apartment: Targeted for residential, intended for mid-rise 

apartments, also may include low-rise apartments, townhouses, stacked townhouses, 

rowhouses, community amenities such as churches, child care, libraries or community 

space, small-scale, corner store type retail, restaurant and service uses permitted.  
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The application conforms to the Official Community Plan Land Use Area Designation of the 

site. 

2.2 Official Community Plan Development Permit Area Designation: 

The site is designated as part of the Downtown Development Permit Area. The purpose of 

this Development Permit Area is: 

The Downtown, identified as the Downtown Development Permit Area #1 is the 

cultural and historic heart of the City. This Development Permit Area is designated to 

support its Regional Town Centre designation in the Regional Growth Strategy. This 

Development Permit Area establishes the objectives and guidelines for:  

• The form and character of commerical, multifamily, institutional and

intensive residential development. 

• Protection of the natural environment, its ecosystems and biological dive rsity.

• Revitalization of an area in which a commercial use is permitted.

• Objectives to promote energy and water conservation and reduction of

greenhouse gas emissions. In this area, special development permits will be 

issued as authorized by the New Westminster Redevelopment Act.  

Objectives and Guidelines for Development Permits issued in this area shall be in 

accordance with the objectives and guidelines indicated in the Downtown Community Plan. 

The application conforms to the Official Community Plan Development Permit Area 

Designation of the site. 

2.3 Zoning Bylaw 

The site is zoned Multiple Dwelling Districts (High Rise) (RM-6a). The purpose of the  

RM – 6a zone is to allow high density residential use. The existing zoning would allow a 

floor space ratio of 2.0, a height of up to 147.64 feet (45 metres) and a site coverage for the 
portion of the building below 40 feet (12.19 metres) in height of 60% of the area of the site. 

The proposed project requires a rezoning. 
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2.4 Heritage Register 

The building is identified on the Heritage Register and in the Downtown Community Plan. 

A statement of significance identifies the following character defining elements:  

 prominent corner location on a steeply sloping site with views to the Fraser

River 

 continuous use as a place of worship

 complex articulated massing that steps down the sloping site, with a hall on the
lower level 

 prominent square steeple located at the highest point of the site, with octagonal
roof surmounted by a crucifix 

 front gabled roof with clipped eaves

 wood-frame structure, with original wooden siding under later stucco coating

 flat-roofed side extension with crenellated parapet that provides an entry to
lower level 

 fenestration, including: multi-paned pointed-arch, Gothic double-hung wooden-
sash windows with wooden tracery in the upper light and coloured glass 

panels; large Gothic pointed-arch window in the rear facade; double-hung 2- 

over-2 wooden-sash windows on the rear facade; and nine-paned wooden-sash 

casement windows in the basement level  

 interior features, including a barrel vault running the length of the nave, with
flat roofs over the side aisles, unadorned plaster walls, wooden floors and a 

pointed-arch opening to the apse 

A proposed addition is respectful of the heritage value of the historic church.  

3. BACKGROUND

3.1 Site Characteristics and Context: 

The site is in the Downtown neighbourhood. The site has a 21.6 foot (6.58 metre) slope from 

Carnarvon Street to Clarkson Street. To the south, across Clarkson Street, is the Skytrain 

guideway.  
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On all other sides the site is adjacent to residential uses including: 

 a three storey building with 15 residential units and a floor space ratio of 1.64.

 on the vacant site to the east, a Special Development Permit has been issued to
construct a six storey building with 28 residential units and a floor space ratio of 2.32

 the Bilodeau House, a restored 1906 house with 10 residential units and a floor space
ratio of 1.06

3.2 Project Description 

The existing building was constructed as Nidarose Lutheran Church in 1924 and has 5,162 

square feet (479.6 square metres) of floor space on two levels. The existing church has no 

parking that satisfies the requirements of the Zoning Bylaw. The applicants propose to 

construct a two storey addition with a total of 2,824 square feet (262.4 square metres).  One 

level of the addition would be a 1,496 square foot (138.9 square metre) community room. 

Above that would be a two bedroom residential unit for a caretaker. The project would 
provide four parking spaces. The parking would be arranged so that four additional tandem 

parking spaces could be used during service or a church event. 

3.3 Project Statistics 

Site Area:  6,994 square feet (649.8 square metres) 

Proposed Zoning: Public and Institutional Districts (High Rise) (P – 3) 

FSR: Existing: 0.74 Proposed: 1.14 

Site coverage: Existing: 36.9 % Proposed: 58% 

Front Yard: Carnarvon 

Street   

Existing – 6 feet (1.83 metres) 

No Change 

Side Yard: Merivale Street Existing – 2.33 feet (0.71 metres) 

Proposed – 2.33 feet (0.71 metres) 

Side Yard: East Existing – 10.33 feet (3.14 metres) 

Proposed – 10.33 feet (3.14 metres) 

Rear Yard: Clarkson 

Street  

Existing – 53.33 feet (16.26 metres) 

Proposed – 15.0 feet (4.57 metres) 

4. PUBLIC CONSULTATION

4.1 Community Heritage Commission Consideration 

The application was reviewed by the Community Heritage Commission (CHC) at the 

meeting held on March 1, 2017. The CHC provided the following comments and motion:  
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The Commission noted that there appears to be a sympathetic layering of the building. 

Support was expressed for the caretakers’ unit, as it may deter vandalism. 

MOVED and SECONDED 

THAT the Community Heritage Commission recommend the Council support the 

rezoning application and the Heritage Designation for 220 Carnarvon Street.  

CARRIED 

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

4.2 New Westminster Design Panel Consideration 

The application was considered by the New Westminster Design Panel on April 27, 2016. 

The Panel passed the following motion: 

MOVED and SECONDED 

THAT the Design Panel supports the project at 220 Carnarvon Street moving forward in 
the planning process, and requests that attention be given the following:  

 Reconsider the extent of the proposed stone configurations;

 Consider Crime Prevention Through Environmental Design options in the parkade;
and

 Reconsider the fenestration as it reflects to the interior layout of the building.

 
CARRIED. 

All members of the Panel present voted in favour of the motion. 

The full minutes of the consideration are attached to this report. The applicant proposes to 

respond to the comments in the plans prepared for the Building Permit for the project. 

4.3 Public Open House and the Downtown Residents Association 

The applicants held an Open House prior to the Downtown Residents’Association meeting 

held on May 3, 2017 and presented the project at the subsequent meeting. Attendance at the 

Open House was low; however, the Residents’ Association meeting was we ll attended. No 

comments were received at the Open House. The Downtown Residents’ Association does 

not consider motions of support/non-support for development projects.  
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4.4 Consideration by the Advisory Planning Commission 

The project was considered by the Advisory Planning Commission at their meeting held on 

July 28, 2017. The Commission approved the following motion: 

THAT the Advisory Planning Commission support the rezoning application at 220 

Carnarvon Street (REZ00135). 

CARRIED 

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

5. DISCUSSION

5.1 Proposed Addition 

The proposed addition would allow a two bedroom residential unit for a caretaker and a 

1,496 square foot (138.9 square metre) community room. The Public and Institutional 

Districts (High Rise) (P – 3) zone lists as a permitted use in section 630.11: 

Housing units for the accommodation of caretakers, staff, students and/or patients, 

provided that such housing units are part of the institutional complex and a restrictive 
covenant is registered against the title of the land in favour of the City to ensure that 

the housing units remain in the designated use. 

Provision of a residential unit for a caretaker is encouraged for single purpose uses such as a 

place of worship as there are long periods of time when there may be no one on site. The 

residential unit provides a more consistent presence on the site to provide security for the 

building. 

The addition of the community room will allow church functions to occur in a more suitable 

space than the room currently used. 

5.2 Heritage Designation 

The rezoning of the site from a high density residential zoning to a Public and Institutional 

zoning would make the church a conforming use while removing development rights. One of 
the important elements of the building is the continued use of the building as a place of 

worship. The change in zoning and the addition will allow the building to fully adapt to the 

new congregation and help ensure that this use would continue. Thus the rezoning process is 

a step toward conservation of the site. 

The Heritage Designation of the site is the second important step in the retention of this 

building. A Heritage Alteration Permit to allow the addition to the Designated building 
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would be brought forward for Council’s consideration should the Heritage Designation and 

Zoning Amendment Bylaws be adopted. 

6. ADOPTION REQUIREMENTS

The project is institutional and therefore no Development Permit is required. All required off 

site works and services would be identified as part of the Building Permit application 

process. Therefore there are no adoption requirements. 

7. PROCESS

The next steps in the application review process are 

1. LUPC recommendation to initiate the processing of this application. March 6, 2017

2. The project is reviewed by all City Departments.

3. The project considered by the Community Heritage Commission. March 1, 2017

4. The project is considered by the New Westminster Design Panel. April 27, 2017

5. The applicant consulted with the Downtown Residents’ Association. May 3, 2017

6. The project was considered by the Advisory Planning Commission. July 28, 2017

7. LUPC recommendation for Council consideration of the Zoning Amendment

and Heritage Designation Bylaws. October 16, 2017

8. Council consideration of the Zoning Amendment Bylaw and the Heritage Designation

Bylaw for First and Second Reading. November 6, 2017

9. Public Hearing and consideration of Third Reading and Adoption of the Heritage

Designation Bylaw. November 27, 2017

10. Public Hearing and consideration of Third Reading of the Zoning Amendment Bylaw.

November 27, 2017

11. Council consideration of the Zoning Amendment Bylaw for adoption.

12. Council consideration of the Heritage Alteration Permit.

13. Staff issuance of the Special Development Permit.

8. OPTIONS

There are three options for the Land Use and Planning Committee’s consideration; they are:  

1. That the Land Use and Planning Committee recommend that Council consider

Heritage Designation Amendment Bylaw 7958, 2017 for first and second reading and

forward the bylaw to a Public Hearing on November 27, 2017.

2. That the Land Use and Planning Committee recommend that Council consider Zoning

Amendment Bylaw 7959, 2017 for First and Second Reading and forward the Bylaw

to a Public Hearing on November 27, 2017.
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3. That the Land Use and Planning Committee pprovide staff with alternative feedback.

Staff recommends Options 1 and 2. 

ATTACHMENTS 

Appendix 1: Project Drawings 

Appendix 2: Location Map 

Appendix 3: Statement of Significance  

Appendix 4: 220 Carnarvon - Draft Zoning Amendment Bylaw 

Appendix 5: Draft Heritage Designation Bylaw 

This report has been prepared by: 

Jim Hurst, Planning Consultant 

This report was reviewed by: 

John Stark, Acting Manager of Planning 

Jackie Teed 

Acting Director of Development 

Services 
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Statement of Significance 

Description of Historic Place 

The Nidarose Lutheran Church is a stucco-clad wood-frame two-storey church with a steepled 
tower, built on a sloping site at the junction of Merivale and Carnarvon Streets in the New 
Westminster neighbourhood of Albert Crescent.   

Heritage Value 

The Nidarose Lutheran Church is significant for its strong cultural and spiritual associations with 
the local Norwegian community and the local Romanian community. In 1891, the Norwegian 
Lutheran congregation was founded in New Westminster and, unable to afford their own church, 
the members worshipped in rented quarters. The congregation grew over time, and a committee 
was elected in 1920 to begin fundraising to build their own church. This lot was acquired in 1921 
and work commenced on the basement level in 1924, where services were held for the next 
decade. In 1934, construction commenced on the upper floor, and the rest of the building was 
completed in March 1935. Typical of Lutheran churches, the architecture of the church is 
unpretentious and unornamented. The form and massing of the church clearly indicate its 
liturgical function and is designed to take advantage of the its sloping site to allow natural light 
into the lower level hall.   

The name of the church was significant to the Norwegian community as the old name for the city 
of Trondheim, the first capital of Norway that remains the place where new kings receive their 
ceremonial blessing. After Norway was invaded in the Second World War, the New Westminster 
congregation became actively involved in Norwegian relief activities, giving it an international 
focus. The congregation moved to a new church in 1958 and more recently, the church has 
become the home for a Romanian church, giving the building continuing but new historic, 
spiritual and cultural values. 

Character-Defining Elements 

Key elements that define the heritage character of the Nidarose Lutheran Church include its: 

- prominent corner location on a steeply sloping site with views to the Fraser River 

- continuous use as a place of worship 

- complex articulated massing that steps down the sloping site, with a hall on the lower 
level 

- prominent square steeple located at the highest point of the site, with octagonal roof 
surmounted by a crucifix 



- front gabled roof with clipped eaves 

- wood-frame structure, with original wooden siding under later stucco coating 

- flat-roofed side extension with crenellated parapet that provides an entry to lower level 

- fenestration, including: multi-paned pointed-arch Gothic double-hung wooden-sash 
windows with wooden tracery in the upper light and coloured glass panels; large Gothic 
pointed-arch window in the rear facade; double-hung 2- over-2 wooden-sash windows on 
the rear facade; and nine-paned wooden-sash casement windows in the basement level  

- interior features, including a barrel vault running the length of the nave, with flat roofs 
over the side aisles, unadorned plaster walls, wooden floors and a pointed-arch opening 
to the apse 
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER 

BYLAW NO. 7959, 2017 

A Bylaw to Amend Zoning Bylaw No. 6680, 2001 
_________________________________________________________________ 

WHEREAS the Council has adopted a zoning bylaw under Part 26 of the Local 
Government Act, and wishes to amend the bylaw; and 

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. 7959,
2017."

2. Zoning Bylaw No. 6680, 2001 is amended by:

That certain parcel of land situate within the City of New Westminster, British         
Columbia and more particularly described as: 

Parcel Identifier: 029 589 941 

Lot D Block 18 Plan EP48991 

(municipally known as 220 Carnarvon Street) 

and which is presently zoned Multiple Dwelling Districts (High Rise) (RM-6a) is 
hereby rezoned to Public and Institutional Districts (High Rise) (P – 3) and the 
plan annexed as Schedule “A” to Zoning Bylaw No. 6680, 2001 is hereby 
amended to reflect this rezoning. 

GIVEN TWO READINGS this       day of                2017. 

 PUBLIC HEARING held this         day of    2017. 

 GIVEN THIRD READING this             day of                2017. 



ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this  
     day of          2017. 

_________________________ 
    MAYOR 

_________________________ 
 CITY CLERK 
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER 

BYLAW NO. 7958, 2017 

A bylaw of the Corporation of the City of New Westminster to designate the principal building 
currently located at 220 Carnarvon 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 220 Carnarvon Street, New 
Westminster, British Columbia, legally described as PID: 029-589-941, Lot D Block 18 Plan 
EP48991 (the “Land”) has requested that Council designate that Heritage 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 Heritage Building 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 Heritage Building 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: 

TITLE 

1. This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (220 Carnarvon
Street) No. 7958, 2017."

INTERPRETATION 

2. 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 currently located on the Land is hereby designated in its entirety
as protected heritage property under section 611 of the Local Government Act of British
Columbia at 220 Carnarvon Street, New Westminster, British Columbia.



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 Heritage
Building:

(a) alter the exterior facade of the Heritage Building; 

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

(c) move the Heritage Building; or 

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

EXEMPTIONS 

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

(a) non-structural renovations or alterations to the interior of the Heritage Building 
that do not alter the exterior appearance of the Heritage Building; and 

(b) normal repairs and maintenance that do not alter the exterior appearance of the 
Heritage Building. 

6. For the purpose of section 5, “normal repairs” means the repair or replacement of non-
structural elements, components or finishing materials of the Heritage 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. The Heritage Building shall be maintained in good repair in accordance with the City of
New Westminster Heritage Site Minimum Maintenance Standards Bylaw No. 6498,
1998, as amended or replaced from time to time, and, in the event that Bylaw No. 6498
is repealed and not replaced, the registered owner shall continue to maintain the
Heritage Building to the standards that applied under Bylaw No. 6498 immediately prior
to its repeal.



HERITAGE ALTERATION PERMITS 

8. Where a heritage alteration permit is required under this Bylaw for a proposed action in
relation to the Heritage 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 Heritage 
Building under this Bylaw; 

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

(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 Heritage Building provided under this Bylaw 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 Heritage 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 2017. 

GIVEN SECOND READING day of 2017. 

PUBLIC HEARING held this day of 2017. 

GIVEN THIRD READING this day of 2017. 

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

day of  2017. 

_________________________________ 
MAYOR 



_________________________________ 
CITY CLERK



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/16/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: DPQ00072 

Item #: 59/2017 

Subject: 602 and 620 Ewen Avenue and 257 Boyne Street: Development Permit 

Application to Allow a 16 Unit Townhouse Development - Consideration 

of Issuance of Development Permit 

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that Council approve and 

issue Development Permit DPQ00072 to allow a 16 unit townhouse development at 

602 and 620 Ewen Avenue and 257 Boyne Street.  

EXECUTIVE SUMMARY 

An application has been received to issue a Development Permit for the properties addressed 

as 602 and 620 Ewen Avenue and 257 Boyne Street in order to allow a development with 16 

unit townhouse units.  The project supports a number of important City policies and 

objectives: 

1. It satisfies the Official Community Plan Land Use Designation and the density identified

for the site.

2. All of the housing proposed is ground oriented and designed for families.
3. The site is near transit and the commercial amenities located on Ewen Avenue.

4. Both local schools and the Queensborough Community Centre and park are within a five

minute walk.

5. The project satisfies all flood plain requirements.

Item 11
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6. The applicant consulted with the Queensborough Residents’ Association and held a

public Open House. The Association supported the application.

7. The project design satisfies the intent of the Official Community Plan Development

Permit Area Designation and was supported by the New Westminster Design Panel.

8. The application was supported by the Advisory Planning Commission.

The Zoning Amendment Bylaw to allow the proposed land use and density has been adopted 

by Council. 

1. PURPOSE

An application has been received to issue Development Permit DPQ00072 to allow a 16 unit 

townhouse development at 602 and 620 Ewen Avenue and 257 Boyne Street. The purpose of 

this report is to seek a motion of support from the Land Use and Planning Committee to 

forward this application to Council for consideration of the issuance of the Development 

Permit. 

2. POLICY AND REGULATIONS

2.1 OCP Land Use Designation 

The OCP land use designation for the subject site is (RL) Residential – Low Density. The 

plan describes this designation as: 

(RL) Residential – Low Density This area is intended to contain 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 based businesses and corner stores.  

2.2 Development Permit Areas: 

This site is designated as part of Commercial and Mixed Use Development Permit Area 

#1 Queensborough Main Street. The purpose of this Development Permit Area is: 

… to create a “main street” feel on Ewen Avenue and to provide a neighbourhood
focus with a riverfront community character. This Development Permit Area 

encourages best practices for promoting water and energy conservation and reducing 

greenhouse gas emissions. It also establishes guidelines for the form and character of 

commercial and multi-family residential development. 

The site is also designated as part of Natural Hazards Development Permit Area #1 – 

Flood Hazard. The purpose of this Development Permit Area is to provide: 
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Guidelines for this development permit area are intended to minimize the potential for 

loss of life and property damage in the event of flooding of the Fraser River, while 

allowing for the continued use of industrial lands to provide employment and the 

continued renewal and development of an historic New Westminster neighbourhood. 

2.3 Zoning Bylaw 

On July 10, 2017, Council adopted Zoning Amendment Bylaw 7840, 2016 which rezoned 

the site from Queensborough Neighbourhood Residential Dwelling Districts (RQ-1) and 

Local Commercial Districts (C-1) to Queensborough Townhouse Districts (RT-3B). The 

proposed project satisfies all of the requirements in the Queensborough Townhouse Districts 

(RT-3B) zone. The project does not require any variances. 

3. BACKGROUND

3.1 Site Characteristics and Context 

The site has a geodetic elevation of 3 to 4 feet (0.9 to 1.2 meters) and is located within the 

Fraser River Flood Plain. Thus, habitable space and places designed for the storage of goods 

may not be constructed below an elevation of 11.5 feet (3.53 metres) Geodetic Survey of 
Canada (GSC). The site has an elevation that varies between 4 feet and 11.5 feet (1.2 and 

3.53 metres) GSC. Below the flood plain elevation the only enclosed areas allowed are: 

 A maximum of 118.40 square feet (11square metres) in floor area per dwelling unit
for an enclosed entrance foyer; and

 A maximum of 452.08 square feet (42 square metres) for the parking of automobiles.

Ewen Avenue has been reconstructed to full urban standards. The road right of way width in 

front of the site is 100 feet (30.48 metres). On the south side of Ewen in front of this project 

there will be the front lot line and fence of this project, a 10 foot (3.1 metre) wide  grass 

boulevard, a 13.1 foot (4 metre) wide multipurpose pathway, a second boulevard 9.8 foot 

(3.0 metres) wide and then the curb line of Ewen Avenue. 

To the west, across Boyne Street, the property at 630 Ewen Avenue is zoned to allow a five 

unit townhouse project. Other than the 630 Ewen Avenue property, the subject site is 

surrounded on all sides by single detached dwellings of various ages; all zoned 

Queensborough Neighbourhood Residential Dwelling Districts (RQ -1).     

3.2 Project Description 

The applicant proposes to construct a 16 unit townhouse development. The project has a 

density of 20.7 units per acre and a floor space ratio of 0.62. The project provides 32 parking 
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spaces for residents and three parking spaces for visitors. The access to the project is from 

the rear lane.  

3.3 Project Statistics 

Site Area: 33,710.8 square feet (3,131.9 square 

metres) 

Zoning: Queensborough Townhouse Districts (RT-

3B)  

Floor Space 

Ratio: 

0.62 

Site Coverage: 33.9% 

Front Yard: 14.91 feet (4.55 metres) 

Side Yard 23.14 feet (7.05 metres) 

Rear Yard 22.46 feet (6.85 metres) 

Height 29.2 feet (8.9 meters) 

The project conforms to all aspects of the Queensborough Townhouse Districts (RT-3B) 

zoning and does not require any variances. 

4. DISCUSSION

4.1  Open House and Residents Association Meeting 

The applicant held an Open House prior to the meeting of the Queensborough Residents’ 

Association and then the project was discussed at the meeting. In response to community 

comments at the meeting, the driveway from the rear lane was moved from the east end of 

the site to the middle of the site. 

4.2  Consideration by the New Westminster Design Panel  

The project was reviewed by the New Westminster Design Panel at their meeting held 

January 26, 2016. The Panel passed the following motion: 

MOVED and SECONDED 

THAT the Panel supports the development with consideration of the following:  

 The cross pathway be reoriented to create an integrated access onto Ewen
Avenue;

 A review of the colour scheme and cladding;
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 Planting be implemented in a more visual way throughout the development;

 Landscaping around the entrance of the development be moved back to provide
increased visibility for pedestrians and drivers;

 Magnolia tree’s be planted on both the laneways and the Ewen Avenue
pedestrian entrance;

 Stepping stones be implemented for resident access to the side yards;

 Signage be implemented at Ewen Avenue to indicate the location of the

townhomes off the laneway; and,

 Developer to reconsider possible issues with backing up from the single
parking stalls.

CARRIED. 

The minutes of the Panel consideration is attached in Appendix #3. The applicant responded 

to these comments by revising the project plans. The changes are summarized in a letter from 

the Project Architect and the Landscape Architect which are also attached to this report in 

Appendix #3.  

4.2  Development Permit Area Designation 

The development proposed in this application satisfies the Queensborough Community Plan 

Land Use Designation of (RL) Residential – Low Density by providing a townhouse 

development with detached units and a floor space ratio of 0.62. The proposal provides a low 

density strata development where all of the units are suitable for families. All of the units 

have spacious yards in the range of 360 – 660 square feet (33.4 – 61.3 square meters), with 

the units nearest the corners of the site having yards of up to 1,000 square feet (92.9 square 

meters). 

The project satisfies the requirements of the Natural Hazards Development Permit Area #1 – 

Flood Hazard by placing all of the habitable space for the townhouses above the flood plain 

requirement of 11.58 feet (3.53 metres) Geodetic Survey of Canada.  

The project satisfies the requirements of the Commercial and Mixed Use Development 

Permit Area #1 Queensborough Main Street by providing a 16 unit family oriented 

development that is well designed and appropriately sited. The project does not require any 

variances. 

5. PROCESS

The review process approved by the Land Use and Planning Committee and the completion 

of the steps are noted below: 

1. LUPC recommendation to initiate the processing of this application. September 14,

2015. 
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2. The applicant held a public meeting and consulted with the Queensborough

Residents’ Association. October 20, 2015

3. The project is considered by the New Westminster Design Panel. January 26, 2016

4. Rezoning of the site considered by the Advisory Planning Commission. February 16,

2016. 

5. LUPC consideration of the rezoning. April 18, 2017

6. Council consideration of First and Second reading Zoning Amendment Bylaw 7840,

2016 May 2016.

7. Public Hearing and Council consideration of Zoning Amendment Bylaw 7840, 2016

for Third Reading. May 30, 2016

8. Zoning Amendment Bylaw 7840, 2016 was adopted on July 10, 2017

9. Council consideration of a motion to issue Development Permit DPQ00072.

6. OPTIONS

There are two options for Land Use and Planning Committee’s consideration, they are: 

1. That the Land Use and Planning Committee recommend that Council consider

issuance of Development Permit DPQ00072 to allow a 16 unit townhouse
development 602 and 620 Ewen Avenue and 257 Boyne Street.

2. That the Land Use and Planning Committee provide staff with alternative feedback.

Staff recommends Option 1.  

ATTACHMENTS 

Appendix 1: Location Map
Appendix 2: Project Plans
Appendix 3: NWDP Considerations and Applicant Response 

Appendix 4: DPA Designation 

This report was prepared by: 

Jim Hurst, Planning Consultant 

This report was reviewed by: 

John Stark, Acting Manager of Planning 
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Jackie Teed 

Acting Director of Development 

Services 
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SCHEDULE OF FINISHES ( OPTION 1)

1. Hardie Shingles (Lewiston 1/2" bevel, 4 1/2"
profile) Kaycan White 01

2. Stone Cladding IXL Dutch Stone Prestige Drystack

3. Asphalt Shingle Roof  IKO Cambridge Dual Blk

4. Wood Trim/ Casing and Fascia Benjamin Moore
Twilight Zone 2127-10

5. Vinyl Windows BLK

6. Aluminum Railing: Black

7. Board & Batten Sherwin Williams Big Chill
SW7648

8. Painted Brackets Benjamin Moore Twilight Zone
2127-10

9. is also 10

10. Hardie Cladding (6" EXP) Sherwin Williams Ellie
Gray SW7650

11. Gutters Kaycan Black

12. Downspouts Kaycan White 25

13. Front Door Sikkens Cetol Cedar 077

14. Garage Door Sherwin Williams Big Chill SW7648
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SIDE ELEVATION - UNIT 'A'

SCHEDULE OF FINISHES ( OPTION 2)

1 Hardie Shingles (Lewiston 1/2" bevel, 4 1/2"
profile) Kaycan Flagstone 48

2 Stone Cladding IXL Dutch Stone Prestige Drystack

3 Asphalt Shingle Roof  IKO Cambridge Dual Blk

4 Wood Trim/ Casing and Fascia Benjamin Moore
Chantilly Lace OC-65

5 Vinyl Windows WHITE

6 Aluminum Railing: Black

7 Board & Batten Benjamin Moore Overcoat CC-544

8 Painted Brackets Benjamin Moore Chantilly Lace
OC-65

9 is also 10

11 Hardie Cladding (6" EXP) Sherwin Williams Pewter
Cast SW7673

12 Gutters Kaycan White 25

13 Downspouts Kaycan Charcoal 49

14 Front Door Sherwin Williams Fireweed SW6328

15 Garage Door Benjamin Moore Overcoat CC-544

24'-0"
[7.32M]

12
9

12
9

1511632

25'-10"
[7.87M]

TOP OF RIDGE
13.08 M

TOP OF PLATE
9.95 M

LEVEL 3
7.49 M

LEVEL 2
4.41 M

LEVEL 1
1.64 M

9'
-1

1 4"

[2
.7

7M
]

10
'-1

1 4"

[3
.0

8M
]

8'
-0

3
4"

[2
.4

6M
]

10
'-3

"
[3

.1
3M

]

32
'-4

3
4"

 [9
.8

8M
]

MAX BLDG HT.
11.21 M

5'
-1

1 2"

[1
.5

6M
]

12
9

261721131 7

25'-10"
[7.87M]

12
9

3 6 3 1 11 7 2 17

12
9

12
9

24'-0"
[7.32M]

TOP OF RIDGE
13.08 M

TOP OF PLATE
9.95 M

LEVEL 3
7.49 M

LEVEL 2
4.41 M

LEVEL 1
1.64 M

9'
-1

1 4"

[2
.7

7M
]

10
'-1

1 4"

[3
.0

8M
]

8'
-0

3
4"

[2
.4

6M
]

10
'-3

"
[3

.1
3M

]

32
'-4

3
4"

 [9
.8

8M
]

MAX BLDG HT.
11.21 M

5'
-1

1 2"

[1
.5

6M
]

12
9

73111 3 2



T:\NWS-003_602 EWEN AVE\DRAWINGS\CURRENT\A-301_ELEVATION.dwg

EA-303

FACING SIDE STREET
ELEVATIONS 

NOTES:

              1205-4871 SHELL ROAD
         RICHMOND, BRITISH COLUMBIA

CANADA  V6X 3Z6
T (604)284-5194  F (604)284-5131

16 UNIT DETACHED HOUSES
DEVELOPMENT
602-620 EWEN AVE. & 257 BOYNE ST.,
NEW WESTMINSTER, B.C.

ARCANE DEVELOPMENT
109 -  8166 128 STREET,
SURREY, BC
V3W 1R1

AR UR E
inc.

CH IT CTE

1/4" = 1'-0"

1
--

END UNIT 'A ELEVATION
1/4" = 1'-0"

2
--

END UNIT 'A' - FACING PEMBINA

1/4" = 1'-0"

4
--

END UNIT 'B' - FACING PEMBINA
1/4" = 1'-0"

3
--

END UNIT 'B' ELEVATION

SCHEDULE OF FINISHES ( OPTION 2)

1 Hardie Shingles (Lewiston 1/2" bevel, 4 1/2"
profile) Kaycan Flagstone 48

2 Stone Cladding IXL Dutch Stone Prestige Drystack

3 Asphalt Shingle Roof  IKO Cambridge Dual Blk

4 Wood Trim/ Casing and Fascia Benjamin Moore
Chantilly Lace OC-65

5 Vinyl Windows WHITE

6 Aluminum Railing: Black

7 Board & Batten Benjamin Moore Overcoat CC-544

8 Painted Brackets Benjamin Moore Chantilly Lace
OC-65

9 is also 10

11 Hardie Cladding (6" EXP) Sherwin Williams Pewter
Cast SW7673

12 Gutters Kaycan White 25

13 Downspouts Kaycan Charcoal 49

14 Front Door Sherwin Williams Fireweed SW6328

15 Garage Door Benjamin Moore Overcoat CC-544
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Appendix 3 
NEW WESTMINSTER DESIGN PANEL 

CONSIDERATION AND THE APPLICANTS 

RESPONSE TO THE COMMENTS FROM 

THE NEW WESTMINSTER DESIGN 

PANEL 



4.1 602, 620 Ewen and 257 Boyne 

Jim Hurst, Development Planner, summarized a report dated January 26, 2016, regarding 
a revised submission for an application to rezone 602 and 620 Ewen Avenue and 257 
Boyne Street in order to construct a 16 unit townhouse development.   

Jessie Aurora, DF Architecture Inc., provided a PowerPoint presentation with regard to 
the revised development proposal at 602 and 620 Ewen Avenue and 257 Boyne Street.   

In response to the issues previously expressed by the Panel at the November 24, 2015 
meeting, Mr. Aurora provided the following information: 

• Units fronting Ewen Street would be rotated to have the entrances towards Ewen
Street, rather than the interior lane;

• Units on Pembina Street would be re-oriented to have their front door facing
Pembina Street;

• The main entrance to the complex would be provided from the rear lane;
• Reducing the internal lane width could provide larger greenspace areas and

landscaping opportunities;
• Pedestrian pathways would provide access from the rear lane into the

development, and onto Ewen Avenue and Pembina Street;
• Parking spaces would be relocated to open up the development and increase

space between units;
• Four different colour schemes would be implemented to enrich the streetscape;
• Garage doors would maintain the same colour scheme of the units, and would be

aluminum;
• Additional windows would be implemented on the main floor and the sides of the

homes, which could increase natural light into the units;
• Eliminating the brick siding on the units could reduce the narrow appearance of

the townhomes;
• Steeper roof elevations would be implemented and gables would be reoriented to

face the street;
• Side yards in the development have been reduced to 5 ½ feet on both sides in

order to open up the green space between units; and,
• Picket fencing would remain at the lot line to provide units with additional space

and a greater sense of privacy.

Caeilin Griffiths, PMG Landscape Architects, spoke to the landscape plans for the 
development and provided the following information: 

• Outward facing connections to Ewen Street, Boyne Street and Pembina Street
would be identified with flowering magnolia trees;

• Screen planting at the entrance of the development would consist of a short line of
hedging together with a short fence and shrub lines on either side;

• Taxus would be planted around the perimeter of the development;



• Frontage planting would be the responsibility of the City;
• Reducing the size of the internal lane could provide additional room for an outdoor

activity space;
• Hardscape patios would be implemented to provide space for outdoor barbeques;

and,
• The lower portion of the fence for the complex would be made of solid wood for

privacy reason, while the upper portion would be semi-permeable to provide a
visually engaging streetscape.

Discussion ensued, and the Panel expressed support for the amendments to the proposal, noting 
the following comments:   

• The rendering drawings did not illustrate gate entries and walkways out onto the
sidewalk;

• Access for service vehicles for the end units in the development could be
problematic;

• It was suggested that the cross paths be rotated to create integrated access to Ewen
Avenue;

• Signage could be provided to indicate the location of the homes off the laneway;
• The hard surface play area could serve as a hammerhead to assist with tighter

parking stalls;
• Extending and wrapping the siding around the townhomes was suggested;
• The garage doors are undifferentiated and may require additional consideration;
• It was suggested that a magnolia tree be planted on the municipal side of the

development to attract additional attention to the entryway;
• Stepping stones could be added to the greenery between the units to provide a

more ‘walkable’ experience;
• It was suggested that rather than taxus, a plant allowing for more light, such as a

deciduous shrub be considered along Ewan Avenue; and,
• Moving taxus back to the corner of the entrance way could provide increased

visibility for both cars and pedestrians.

MOVED and SECONDED 
THAT the Panel supports the development with consideration of the following: 

• The cross pathway be reoriented to create integrated access onto Ewen Avenue;
• A review of the colour scheme and cladding;
• Planting be implemented in a more visual way throughout the development;
• Landscaping around the entrance of the development be moved back to provide

increased visibility for pedestrians and drivers;
• Magnolia tree’s be planted on both the laneways and the Ewen Avenue pedestrian

entrance;
• Stepping stones be implemented for resident access to the side yards;
• Signage be implemented at Ewen Avenue to indicate the location of the

townhomes off the laneway; and,



• Developer to reconsider possible issues with backing up from the single parking stalls.

October 2nd, 2017  
City of New Westminster  
511 Royal Ave, New Westminster, BC 
Attn : Advisory Design Panel  

Re: Project at 602 Ewen Avenue 

With regards to the Design Panel comments arising from the meeting held in January 26th, 2017. 
Please find the following comments followed by our response (in red Italics)  

· The cross pathway be reoriented to create integrated access onto Ewen Avenue; By landscape
architect 

· A review of the colour scheme and cladding;
Color scheme and cladding has been reviewed and revised as per the Design panel comments. 

· Planting be implemented in a more visual way throughout the development; By landscape
architect 

· Landscaping around the entrance of the development be moved back to provide increased
visibility for pedestrians and drivers; By landscape architect 

· Magnolia tree’s be planted on both the laneways and the Ewen Avenue pedestrian entrance; By
landscape architect 

· Stepping stones be implemented for resident access to the side yards; By landscape architect

· Signage be implemented at Ewen Avenue to indicate the location of the townhomes off the
laneway; and, By landscape architect 

· Developer to reconsider possible issues with backing up from the single parking stalls.
The developer would like to retain the current layout as he wants to provide a serene 
environment by extending landscape.  

We hope the above response is to the satisfaction and look forward to the next step in the 
permitting process.  

Yours truly, 

Jessie Arora  
ARCHITECT AIBC, SAA, AAA, MRAIC, RA 



September 29, 2017  
City of New Westminster  
511 Royal Avenue, New Westminster BC 
V3L 1H9  

Attention: Advisory Design Panel 

Re: Project at 602 Ewen Avenue 

Dear Chairperson, 

In response to the New Westminster Design Panel comments arising from the meeting held 
January 26, 2016. Please find the following comments followed by our response (in italics for 
ease of reading).  
The Panel passed the following motion:  

MOVED and SECONDED 

THAT the Panel supports the development with consideration of the following: 

• The cross pathway be reoriented to create integrated access onto Ewen Avenue; the pathway
has been aligned to provide mid-block access to Ewen Avenue from the heart of the proposed 
project.  

• A review of the colour scheme and cladding; architect has addressed this comment

• Planting be implemented in a more visual way throughout the development; Our current
planting plan frames site entries and walkways and provides a year-round elaboration of the 
architecture, with trees and shrubs as well as flowering perennials. 

• Landscaping around the entrance of the development be moved back to provide increased
visibility for pedestrians and drivers; the sight lines from the site entry into the lane have been 
planted with low perennials and shrubs that will both allow visibility and soften adjacent 
fencing.  

• Magnolia tree’s be planted on both the laneways and the Ewen Avenue pedestrian entrance;
Magnolia has been planted at the centre and lane entry, except where the BC Hydro 
transformer setback will not allow. 

• Stepping stones be implemented for resident access to the side yards; stepping stone paths are
now implemented to allow sideyard access. 



• Signage be implemented at Ewen Avenue to indicate the location of the townhomes off the
laneway; and, wayfinding signage is proposed on the fence. 

• Developer to reconsider possible issues with backing up from the single parking stalls.
Architect has addressed this comment. 

We believe the above-described design remedies will respond to the satisfaction of the design 
panel. We look forward to the next steps in the permitting process.  
Yours truly,  
Caelan Griffiths  
PMG Landscape Architects  



Appendix 4 
Development Permit Area Designation 



#1 Queensborough Main Street 

The areas designated Commercial Main Street (Ewen Avenue), identified as Development 
Permit Area #1 [see Map A], are designated to create a “main street” feel on Ewen Avenue and 
on Mercer Street, and to provide a neighbourhood focus with a riverfront community character. 
This Development Permit Area encourages best practices for promoting water and energy 
conservation and reducing greenhouse gas emissions. It also establishes guidelines for the form 
and character of commercial and multi-family residential development.  

Properties located within this Development Permit Area that are zoned Light Industrial Districts 
(M-1) that develop industrial uses in accordance with the zone must instead comply with the 
guidelines included in the Queensborough Light Industrial and Mixed Employment Development 
Permit Area.  

DESIGN GUIDELINES 

ARRIVAL POINTS 

QMS.1  The intersection of Howes Street and Ewen Avenue is the main arrival point to the 
residential area of Queensborough. It is of utmost importance that building siting and massing 
help to create a sense of arrival and an attractive pedestrian scale environment on Howes Street 
and around the intersection of Howes Street and Ewen Avenue. Properties within this 
development permit area that have at least one property line along Howes Street between 
Highway 91A and the Howes Street/ Ewen Avenue intersection, including those abutting the 
south side of the intersection, in addition to complying with the other guideline sections of this 
Development Permit Area, must comply with the following guidelines:  

• Between the highway and Ewen Avenue, front buildings onto Howes Street, although
vehicle access will likely be taken from an alternative street. Consider providing
pedestrian access into buildings from Howes Street.

• Site and design buildings forming the north side of the Howes/Ewen Avenue intersection
to have equally prominent frontage on both streets.

• Site and design buildings forming the south side of the Howes Street/Ewen Avenue
intersection to front primarily onto Ewen Avenue while addressing Howes Street (i.e.
help to create an attractive, pedestrian scale street).

• Enhance the sense of arrival with other special features (e.g. publicly accessible plazas at
the corner, special roof shapes and/or other architectural features).

QMS.2  The area surrounding the intersections of Ewen Avenue and Mercer Street, and Ewen 
Avenue and Furness Street, along Ewen Avenue is the heart of the eastern commercial node and 
will become an arrival point and destination from the future pedestrian and bike bridge between 
the Queensborough and Quayside neighbourhoods. In addition to complying with the other 
guideline sections of this Development Permit Area, must comply with the following guidelines: 

• Provide publicly accessible plazas at the north-west intersection of Ewen Avenue and
Mercer Street, at the south-east intersection of Mercer Street and Blackley Street, and at
Furness Street between Ewen Avenue and Duncan Street.

• Buildings will be sited directly adjacent to pedestrian plazas to help define the space.



• Buildings fronting public plazas will create a strong relationship to the public space 
through extensive glazing, outdoor patio or seating spaces, or other design features that 
connect the building to the plaza. 

• Where possible, plazas should be designed to incorporate a mix of fixed seating areas 
with open spaces to accommodate events and other outdoor activities.  The character of 
street furniture, fencing, landmark elements, or public art elements should reflect the 
riverfront industrial character of the area. 

• The plazas should contain distinctive, pedestrian and accessible friendly materials, 
including pavers, stamped concrete, or other materials that reflect the pedestrian nature of 
the plaza. 

• Enhance the sense of arrival to Eastern Queensborough, the commercial centre, and the 
Mercer High Street with landmarks and other special features (e.g. special roof shapes 
and/or other architectural features).  

• Between Ewen Avenue and Duncan Street, front buildings primarily onto Mercer Street 
or Furness Street while also addressing Ewen Avenue.   

• Site and design buildings along the north side of Ewen Avenue to address Ewen Avenue 
(i.e. help to create an attractive, pedestrian scale street) while directing primary frontage, 
vehicle and pedestrian access to an alternative street.   

• Use a building-height that is proportionate with the combined width of the plaza and 
street right-of-way to help create a pedestrian scale streetscape on Ewen Avenue, Furness 
Street and Mercer Street.  

• Preserve and integrate the existing trees into the site design, particularly the Giant 
Redwood tree at the northwest corner of Ewen Avenue and Furness Street.   

• Provide a publicly accessible sidewalk of a width of 2.5 metres or greater along Ewen 
Avenue, connecting from Furness Street to Stanley Street. Separate the sidewalk from the 
railway line with an attractive fence and a landscaped boulevard, including trees 
wherever possible. Consider providing pedestrian access into sites and/or buildings from 
this sidewalk.  

• Consider incorporating landscaping and innovative, passive seating areas (e.g. snake 
walls, combined seating/planter walls, etc.) to provide low level screening of parking 
areas, and to separate the parking areas from the pedestrian pathway along Ewen Avenue. 

MERCER HIGH STREET 

QMS. 3 Mercer Street will become a unique, distinctive high street between Ewen Avenue and 
Duncan Street.  The street fronting retail, pub, office, and service uses will provide a strong 
relationship with the street, creating a pedestrian-oriented street frontage with visual interest and 
a distinctive repetition of commercial buildings.  Mixed-use buildings will further animate 
Mercer Street. 

• Except for where public plazas and access points are located, buildings will be sited to 
create a continuous street wall along Mercer Street. 

• Commercial spaces fronting Mercer Street will have their main access from the street 
sidewalk and will feature glazing and other design features in accordance with these 
guidelines to provide a strong relationship between the commercial use and the public 
street.  A secondary access from the rear parking area may be provided. 



• Building forms and design elements should follow the form and character of these 
guidelines, but should also strive to create a distinct and unique rhythm that blends 
continuity with distinctions to create a unique and distinctive street frontage. 

• Small outdoor seating areas are encouraged to further animate the street. 

• Mixed-use residential buildings will encourage overviewing of the street and provide 
visual access through glazing and other means to ensure a strong relationship to the 
street. 

• Access to residential units should be separated from the commercial access, and could be 
from laneways, rather than from Mercer Street. 

QMS.4    Development permits issued in this area shall also take the Queensborough Eastern 
Node Master Plan into consideration, an excerpt of which is included as Attachment No. 4. 

SITING  

QMS.5  Building siting must contribute to a pedestrian scale neighbourhood character. Consider 
the following:  

• Orient commercial and/or residential units to front all streets, and/or city trails and 
greenways immediately adjacent to or within the development, except where the adjacent 
street is a highway or truck route, except for Howes Street.  

• Build to the front and side property lines, unless a setback is provided for the purpose of 
enhancing the public realm (e.g. by providing a wider sidewalk, public plaza, or 
enhanced landscaping).   

• For all corner lots and/or corner units, locate and design buildings to address all 
frontages, including public and internal streets, city trails and greenways.  

QMS.6   Building siting must respect the existing neighbourhood and site context. Consider the 
following:  

• Consider existing buildings and outdoor spaces when siting new buildings, including the 
location of windows and entrances, overlook of outdoor space, impacts to air circulation 
and light penetration, etc.  

• Site buildings to retain and enhance heritage assets by incorporating them into the 
development of the site, wherever possible, including buildings, engineering works 
and/or cultural landscapes, as well as significant landscape features (e.g. mature 
vegetation and trees, distinctive landforms).  

• Design new buildings in proximity to heritage assets to be compatible with their 
historical context without literally imitating older building styles. In these cases, new 
buildings should provide an original interpretation of the traditional building style (i.e. 
draw inspiration from fundamental design characteristics) while continuing to reinforce 
traditional development patterns and rhythms.  

• Minimize the impacts of noise and exhaust to pedestrians and neighbours. Locate service 
areas and mechanical equipment (e.g. utilities, HVAC, meters) at the rear of buildings 
and away from neighbouring residential uses. Minimize visibility of service areas and 
mechanical equipment from streets, open spaces and neighbours (e.g. screen, reduce 
service and garage opening size, use shared service areas).  

CHARACTER  



QMS.7   All buildings and developments must be designed to have a high quality, cohesive 
appearance that enhances the overall quality of the community. Consider the following:  

• Use an architectural approach (i.e. massing, facade treatment, detailing, materials and 
colour choice) which is harmonious with the riverfront community context.  

• Create a cohesive streetscape. Use a similar alignment of windowsills, building and roof 
lines, cornices, and floor-to-floor spacing along the street block.  

• Design all principal and accessory buildings within a development and/ or all elements of 
an individual building, to the same architectural style. Provide enough variety (e.g. 
through massing, architectural detail) to avoid a monotonous appearance when the 
development is viewed as a whole and to reinforce individual building identity.  

• Coordinate lighting, outdoor furniture and garbage receptacles and design outdoor areas 
(e.g. walkways, patios) and landscape elements (e.g. retaining walls, fences, screening) to 
be consistent with the style, materials, colour and quality of the overall development.  

• Select project names that evoke Queensborough’s riverfront community context and/or 
the legacy of its historically prominent citizens.  

QMS.8   Provide public art to help enrich outdoor spaces and create pedestrian scale landmarks, 
particularly in commercial areas. Use art that highlights Queensborough’s sense of place and is 
unique to each location.  

HERITAGE  

QMS.9  Each development must follow the Standards and Guidelines for the Conservation of 
Historic Places in Canada for all physical work to heritage assets.  

QMS.10   Reuse historic industrial and agricultural artefacts on redevelopment sites (e.g. as 
public art).  

MASSING  

QMS. 11  Building massing must contribute to a pedestrian scale neighbourhood character. 
Consider the following:  

• Use a building height to right-of-way width proportion that reinforces a pedestrian scale 
streetscape.  

• Use substantial vertical architectural features (e.g. changes in building height, bays, high 
voids) to break the massing of multiple unit buildings into smaller modules of similar 
scale.  

• Relate the modules to the organization of interior space such that the expression of 
individual units is reflected in the overall form of the building.  

• For commercial buildings with individual spaces under 10,000 square feet, configure 
storefronts to be, or have the appearance of being, a maximum of 9 metres (30 feet) in 
width.  

• For commercial buildings with individual spaces exceeding 10,000 square feet, particular 
attention will be paid to the site planning and architectural detail to minimize blank walls 
and create interesting building facades in a manner suitable to the scale of the larger 
format buildings.  



• Use horizontal architectural elements to define floor-to-floor transitions, roofs and 
cornice lines.  

• Design the roof to minimize the overall building mass, incorporating articulation and 
variations in roof planes (e.g. dormers, gables, crenelated parapets) to break up roof mass 
and reduce building scale.  

• Reinforce the pedestrian scale massing by designing all buildings to have a heavier 
“base” and lighter “top” that are visibly differentiated by use of material (e.g. masonry on 
the base and wood siding on the top) and details (e.g. cornice treatments at the top).  

QMS. 12  Building massing must maximize natural light and ventilation to apartment and 
condominium units. Consider the following:  

• Mass buildings to promote as many residential units as possible having exterior walls 
with windows on two sides.  

• Configure internal units using a wide window-wall to shallow room depth ratio that 
ensures ample daylight penetrates to the rear of the unit.  

• Organize the interior space of residential dwellings and/or units such that, wherever 
possible, a majority of primary living spaces (e.g. living room, family room, kitchen) 
have exterior walls with windows on two sides. As a minimum, ensure all primary living 
spaces and secondary living spaces (e.g. bedroom, den, office) have at least one exterior 
wall with a window.  

 

FACADES  

QMS. 13  The facades of all building walls that face public or internal streets, pedestrian 
pathways, parks or open space must provide visual interest. Consider the following:  

• Use architectural elements (e.g. fenestration, vertical and/or horizontal design elements, 
secondary roof elements) and/or material or colour change.  

• For facades fronting a public street or parking area, ensure blank walls do not occupy 
over 50% of the frontage, and a section of blank wall does not exceed six linear metres 
(20 linear feet) without being interrupted by a window or entry.  

• Where appropriate, incorporate sheltering elements along the ground floor to provide 
weather protection and visual interest. 

ENTRANCES  

QMS.14   Primary pedestrian entrances into buildings must be integrated into the design of the 
building, yet be clearly expressed. Consider the following:  

• Articulate massing to identify building entrances (e.g. tall voids, central mass, recessed 
entry).  

• Frame with a secondary roof element (e.g. fabric awnings, fixed metal canopies, 
overhangs, but internally illuminated awnings should not be used) to identify building 
entrances and protect from weather.  



• Establish a hierarchy of entrances, giving grouped pedestrian entrances visual priority, 
individual pedestrian entrances the next highest visual priority, and vehicle entrances the 
lowest visual priority.  

QMS.15  Commercial and apartment building entrances must be located and designed to have a 
strong relationship with the street. Consider the following:   

• Provide each commercial unit with its own entry directly on and at-grade with the street, 
except for an entry to a commercial unit voluntarily complying with the Flood 
Construction Level.   

• Provide a separate entrance for offices, for residential uses, and for commercial uses 
where these are in the same building, whether within the same or different storeys. 
Design residential entrances to have a visibly different character from commercial and 
office entrances.  

WINDOWS  

QMS. 16  Windows must contribute to an interesting, pedestrian scale environment. Street level 
windows must be display windows that allow visual penetration into the main commercial area 
of the store. Consider the following:   

• Use windows which are of clear glass (e.g. not tinted, reflective or opaque).  

• Design display windows to encompass a minimum of 40% and a maximum of 80% of the 
storefront linear frontage.   

• Use windows which are rectangular or square in proportion, except for accent windows 
which may have a unique shape.  

QMS. 17  Use strategies to facilitate passive heating in cooler months and reduce unwanted heat 
gain in summer months. Consider the following:   

• Ensure a solar heat gain coefficient of 50% or better for south facing windows to 
maximize solar gain during winter.  

• Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves, louvers) 
which provide shade from the high summer sun, but provide solar access to the low 
winter sun. Use these devices particularly on south facing windows.  

• Provide operable windows in each residential dwelling and/or unit. Locate operable 
windows to take advantage of Queensborough’s prevailing easterly winds (i.e. winds 
from the east to the west) to provide cross ventilation.  

ROOFS  

QMS. 18  Rooftops must appear clean and attractive and in keeping with the architectural style 
of the building. Consider the following:   

• Locate and screen mechanical and service equipment such that it appears as an integral 
part of the building when viewed from any angle.  

• Finish the surface of roofs with a material that is attractive and easy to maintain to a high 
level of neatness.  

• Design roofs to reduce the urban heat island effect.  



MATERIALS & COLOURS  

QMS.19  All principal and accessory buildings within a development must use a cohesive palette 
of materials and colours that is consistently applied and contributes to the overall quality of the 
community. Consider the following:  

• Use a natural palette of wood, concrete, stone, brick, or metal and muted paint colour 
tones (e.g. Benjamin Moore’s Historical Vancouver True Colours).  

• Consistently apply materials to all sides of a building (i.e. do not emphasize the principal 
facade with lesser treatment on the other facades).  

• Change building materials and/or colours at interior or “reverse” corners of a building, 
not at exterior corners or at changes in a facade plane.  

• Use an accent colour which is harmonious with the main colours of the materials and 
colours palette to unify the overall palette and to highlight architectural details (e.g. 
eaves, window and door trim, railings).  

• Use matte finishes or finishes with a low level of reflectivity. Reflective materials (e.g. 
mirrored glass, polished stone) should be avoided.  

QMS.20   Each development must use building and hardscape materials that are durable and 
appropriate to their use, the local climate, and the urban environment. Consider the following:  

• Use high quality building materials (e.g. wood, concrete, stone, brick, metal or acceptable 
alternative) rather than materials that are visibly simulated (e.g. vinyl siding) or are 
inappropriate for an urban area (e.g. untreated or rough-sawn wood).  

SIGNS  

QMS. 21  Signs must be designed to be consistent with the architectural style, scale and 
materials of the development and/or building and its surrounding context.  

Consider the following:  

• Integrate signs into the detailing of the building (i.e. not applied as an afterthought) but 
subordinate to the overall building composition.   

• Make signs visible from the street without being visually obtrusive. Design the size, 
location and information to be oriented to pedestrians.  

• Use indirect lighting from fixtures that are integrated into the overall design and character 
of the development and/or building along main streets.  

LIGHTING  

QMS. 22  All public and semi-private sidewalks and open spaces must be equipped with 
lighting. Consider the following:  

• Use unobtrusive fixtures which are consistent with the architecture of the building and its 
surrounding context.  

• Use shielded down lighting that provides for security, ambient lighting and enhances 
architectural and landscape details but minimizes light pollution.  



• Minimize energy used in exterior lighting by using energy efficient lighting (e.g. LED, 
solar-powered) and timer, motion or photo-activated lighting for all exterior areas, 
including walkways and driveways and for security lighting.  

OUTDOOR SPACE  

QMS. 23  All mixed-use developments with residential units must provide directly accessible 
private outdoor space for all units. Where appropriate, step buildings back from the street at the 
second storey and above to provide patios and balconies.  Along Mercer Street, outdoor space is 
encouraged at the rear of the buildings. 

ACCESSIBILITY  

QMS. 24  Endeavour to make all pathways, building entrances and amenities of a site accessible 
by people of varying ability. Consider the following:  

• Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with non-skid, 
uniform walking surfaces.  

• Locate entrance ramps and lifts in areas that are highly visible, easy to use and connected 
to the sidewalk.  

• Where steps or high thresholds (e.g. related to FCL requirements) create a barrier, 
provide an alternative route that is easily accessible to everyone.  

• Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where they 
will not impede easy passage for those using a mobility device (e.g. wheelchair, scooter) 
or people who are visually impaired.  

• Locate parking for those with ability challenges close to accessible building entrances.  

• Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas. White 
light facilitates better visibility.  

SAFETY  

QMS. 25  Each development must provide a Crime Prevention Through Environmental Design 
(CPTED) report outlining the use of CPTED strategies in the design of developments and 
buildings, including open space.  

TRAILS & GREENWAYS  

QMS. 26   Each development which is identified on the Parks, Trails and Greenway Streets Map, 
and where applicable, the Public Realm Map (Appendix No.4), that accommodates a portion of 
any public open space, walkway, or publicly accessible privately owned open space (e.g. 
dedicate or gift land, provide a right-of-way or easement) shall construct the walkway for use by 
the general public.  

QMS. 27   Each development adjacent to any trail, as identified on the Parks, Trails and 
Greenway Streets Map and where applicable, the Public Realm Map (Appendix No.4), must set 
buildings and other structures well back from the walkway. Ensure the separation between 
private and public space is visually and physically well-defined (e.g. planting, low fences, 
hedges). Ensure there are no barriers to public access to the walkway.  



PARKING AND ACCESS  

QMS. 28  All parking associated with the commercial centre located at Mercer Street and Ewen 
Avenue should be designed to reinforce a pedestrian oriented scale. Consider the following: 

• Prioritize pedestrian movement throughout the area.  

• Create a prominent pedestrian walkway complete with special paving and shade trees 
from the plaza at Mercer Street and Ewen Avenue, to the anchor tenant building.  

• Ensure there are safe and comfortable pedestrian routes for all desire lines through the 
commercial area. 

• Parking adjacent to Ewen Avenue is not preferred, but will be considered where 
appropriate and provided acceptable landscape buffering is used. 

• Parking should not extend beyond building fronts into an area that would otherwise be 
part of a public plaza. 

• Include clearly identified pedestrian routes through a mix of surface treatments within the 
parking area, landscaping and enhanced stormwater features where appropriate. 

QMS. 29  All parking associated to a development must be located and designed to reinforce a 
pedestrian oriented neighbourhood character and scale. Consider the following:  

• For mixed-use, apartment type development integrate structured parking with the 
building design and have usable building space (e.g. shallow commercial retail units) 
facing public streets, parks and open spaces.  

• Provide additional off-street surface parking behind the buildings (i.e. at the rear of the 
lot), as required.  

• Take access to parking, including garages, from a lane wherever possible or from the side 
street where no lane exists.  

• Visibly and physically separate pedestrian walkways from parking areas for commercial 
uses (e.g. distinguish through grade separation, bollards, trees in tree guards, distinct 
paving, low level screening).  

• Minimize the number of times driveways and/or internal streets cross sidewalks. Provide 
lanes, wherever appropriate, to give parking access that minimizes disruption to 
sidewalks, bike routes and on-street parking.  

QMS. 30   New development must not result in an increase in the number of rail line crossings 
which would result in an increase in train whistles. Remove or consolidate existing driveways, 
wherever possible, to reduce the need for trains to whistle.  

QMS. 31   Provide wiring within parking areas for electric vehicles to meet Electric Vehicle 
Ready requirements (i.e. Level 1 wiring for low-rise residential and small commercial buildings, 
and Level 2 wiring for mid-rise residential and large commercial buildings).  

TREES & PLANTING  

QMS. 32  Each development must use the BC Society of Landscape Architects’ and BC 
Landscape and Nursery Association’s “BC Landscape Standard Guidelines (Latest Edition)” in 



specifying, selection, site preparation, installation and maintenance of all trees and other plant 
materials.  

QMS 33  Each development must integrate trees, including shade trees. Consider the following:  

• Retain existing mature trees wherever possible. Where tree removal is unavoidable, 
replace with a number, species and size of trees that creates equal value.  

• Plant new trees in all parking areas and pathways to parking areas.  

• Locate deciduous trees on the south and west side of buildings to provide shade and 
minimize unwanted heat gain during summer and provide solar access and passive solar 
gain during winter.  

QMS. 34  Tree species and other plant materials must be of high quality, suited to their purpose 
and contribute to the overall quality of the community. Consider the following:  

• Choose species that are successful in the urban environment, easy to maintain, are non-
invasive and suited to Queensborough’s high water table. Selected tree species should 
also have less aggressive rooting habits.  

• Use broadleaf deciduous tree species, wherever possible, for all shade trees including 
trees in parking areas.  

• Select species that have a minimum mature height of 15 metres (49 feet). 

QMS. 35  All trees must be planted so that they will successfully become established and 
develop a full canopy over time. Consider the following:  

• Plant shade trees at an approximate ratio of one tree for every five spaces within the site. 
Plant trees in a minimum 3 metres (9.8 feet) wide continuous trench and protect with 
bollards or tree guards.  

QMS. 36  Develop and/or enhance areas of understorey vegetation using diverse, multi- storey 
planting which will support habitat for smaller wildlife, songbirds and important pollinators such 
as bees, butterflies and dragonflies. 



NATURAL HAZARD DEVELOPMENT PERMIT AREA  
 
#1 FLOOD HAZARD 
 
The Flood Hazard Development Permit Area is identified as Development Permit Area #1 [see 
Map E]. Queensborough is located at the upstream end of Lulu Island in the floodplain of the 
Fraser River. Development in this area of the City is protected by perimeter dykes maintained by 
the City, which are continuous with dykes in the City of Richmond farther downstream. 
However, new buildings and structures in Queensborough should be constructed at an elevation 
that is sufficient to minimize the potential for loss of life and 
property damage in the event of dyke failure, or an extreme flood event that tops the perimeter 
dykes. The minimum construction levels, which are based on current knowledge of flood 
patterns, are 3.53 metres above Geodetic Survey of Canada (GSC) datum for Area A shown on 
the following map (flood construction level A), generally downstream from Derwent Way on the 
south side of Queensborough and Wood Street on the north side, and 4.20 metres above GSC 
datum (flood construction level B) for Area B upstream of Derwent Way and Wood Street. 
Placement of imported fill to achieve these construction levels could produce local settlement 
problems and undesirable diversion of flood water, so a combination of fill and structural support 
may be required. 
 
EXEMPTIONS 
 
The following are exempted from the requirement for a development permit: 
 
• Subdivision of land (buildings constructed on subdivided lots must still comply when 
applicable). 
 
• Alteration of land not involving the construction or alteration of a building or structure. 
 
• Buildings and structures on land in an agricultural zoning district, other than residential 
buildings 
. 
• Buildings and structures for park and open space recreational uses. 
 
• Construction and alteration of buildings authorized by a heritage alteration permit, including 
building additions. 
 
• Detached accessory buildings and structures such as garages, tool sheds and greenhouses that 
are not used for human habitation. 
 
• Residential building additions that would increase the habitable floor area of the building by 
less than 25% of the floor area that existed on February 3, 2014, unless the building has been 
increased in floor area since that date without a development permit and the aggregate 
additional floor area exceeds 25% of the floor area that existed on that date. 
• Building alterations that do not increase the floor area of the building. 
 



In addition, buildings and structures for industrial uses on parcels that are not adjacent to a dyke 
are exempt from the requirement for a development permit. However, owners are encouraged to 
construct industrial buildings used for business or the storage of goods and located in Area A at 
or above flood construction level A, and industrial buildings used for  
such purposes and located in Area B at or above flood construction level B. 
 
FLOOD CONSTRUCTION LEVEL 
 
Buildings and structures for residential and institutional uses in Area A should be constructed so 
that the lower surface of the floor system of the lowest storey containing habitable space is at or 
above flood construction level A. 
 
Buildings and structures for residential and institutional uses in Area B should be constructed so 
that the lower surface of the floor system of the lowest storey containing habitable space is at or 
above flood construction level B. 
 
Buildings and structures for industrial uses on parcels adjacent to dykes in Area A should be 
constructed so that the lower surface of the floor system of the lowest storey used for business or 
the storage of goods that could be damaged by flood is at or above flood construction level A. 
 
Buildings and structures for industrial uses on parcels adjacent to dykes in Area B should be 
constructed so that the lower surface of the floor system of the lowest storey used for business or 
the storage of goods that could be damaged by flood is at or above flood construction level B. 
 
If natural grade of a residential parcel is below the desired flood construction level, imported fill 
should not be used to raise the grade above 1.5 metres above GSC datum or 150 millimeters 
above the centre of the road abutting the property, whichever is higher. 
In the case of floors comprised of concrete slabs, the upper surface of the concrete slab should be 
at or above the applicable flood construction level. 
 
NON-HABITABLE SPACE 
 
The following building areas are not considered habitable space for the purpose of these 
Guidelines: 
 
• Underground parking garages, provided that signs are posted and maintained at points of entry 
indicating that the parking area is subject to flooding of the Fraser River. 
• Attached and enclosed garage not exceeding 42 square metres (452.08 square feet) in floor area 
per dwelling unit. For the purpose of this calculation a secondary suite is not considered a unit. 
 
• Manoeuvring aisles used to access compliant off-street parking spaces. 
 
• Attached carports. 
 
• Enclosed entrance foyers up to 11 square metres (118.40 square feet) in floor area per dwelling 
unit in the building. 



 
• Elevator shafts, provided that operation of the elevators below the applicable flood construction 
level is not possible during flood events. 
 
• Enclosed building areas with floor to ceiling heights of less than 1.52 metres (5 feet) measured 
to the underside of the floor system above. 
 
• Porches. 
 
• Undercrofts enclosed only by wood lattice or similar screening. 
 
No area below the required elevation shall be used for the installation of fixed equipment 
susceptible to damage by floodwaters, with the exception of furnaces and hot water heaters.  
 
Garbage and recycling carts may be permitted in the non-habitable space below 
the required elevation. 
 
Bicycle parking may be permitted in the non-habitable space below the required elevation. 
 
Site alteration and building construction should be planned and executed so as to minimize 
abrupt transitions from the elevations of adjacent sites and buildings and the diversion of flood 
waters to adjacent sites. 
 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/16/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: DPQ00173 

Item #: 60/2017 

Subject: 1102, 1110, 1116 and 1122 Salter Street:  Development Permit 

Application to Allow a 78 Unit Residential Development - Consideration 

of Issuance of Development Permit  

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that Council consider 

issuance of Development Permit DPQ00173 for 1102, 1110, 1116 and 1122 Salter 

Street. 

EXECUTIVE SUMMARY 

An application has been received to issue a Development Permit for the properties addressed 

as 1102, 1110, 1116 and 1122 Salter Street to allow a development with 78 residential units. 

The project supports a number of important City policies and objectives: 

1. It satisfies the Official Community Plan Land Use Designation and the density identified

for the site.

2. The proposal to construct townhomes and duplex dwellings on the north half of the  site is

appropriate as that portion of the site will not change elevation significantly and these

two forms of housing place the parking under the dwelling to elevate the residential floor

space above the flood plain requirement. On the south half of the site where the elevation
of the site will be raised, row houses and compact lot dwellings can be considered as they

place parking at grade to the rear of their lot and the residential floor space is constructed

near grade.

Item 12
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3. The project provides a variety of housing forms and tenure types. The duplex, compact

lot and row houses will be fee simple ownership while the townhouses will be strata

ownership.

4. All of the housing proposed is ground oriented and designed for families.

5. The site is near transit and the commercial amenities located on Ewen Avenue.
6. Both local schools and the Queensborough Community Centre and park are within a five

minute walk.

7. The project satisfies all flood plain requirements.

8. The applicant consulted with the Queensborough Residents’ Association and held a

public Open House. The Association has supported the application.

9. The project design was supported by the New Westminster Design Panel.

10. The project design satisfies the intent of the Official Community Plan Development

Permit Area Designation.

The Official Community Plan Amendment Bylaw and the Zoning Amendment Bylaw to 

allow the proposed land use and density have both been adopted by Council. 

1. PURPOSE

The applicant proposes to develop a project with 78 residential units. The purpose of this 
report is to seek a motion from the Land Use and Planning Committee to forward this 

application to Council for the consideration of issuance of the Development Permit. 

2. POLICY AND REGULATIONS

2.1 Official Community Plan Land Use Designation: 

The site is designated as (RM) Residential – Medium Density in the Queensborough 

Community Plan. The Queensborough Community Plan defines this designation as: 

(RM) Residential – Medium Density – this area will include medium density multi-

family residential uses such as rowhouses, townhouses, and low-rises. Depending on 

the provision of public amenities, a density bonus may be provided in order to reach 

the upper limits of density in this area. 

The project proposed in this Development Permit Application satisfies all aspects of the 

Official Community Plan Land Use Designation. 

2.2 Official Community Plan Development Permit Area Designation: 

The site is designated as part of Residential Development Permit Area #2 Compact Lot. 

The Queensborough Community Plan describes this designation as: 
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The Compact Lot intensive residential area, identified as Development Permit Area 

#2, is designated in order to provide an opportunity for an innovative ground oriented 

housing type. This Development Permit Area encourages best practices for promoting 

water and energy conservation and reducing greenhouse gas emissions. It also 

establishes guidelines for the form and character of intensive residential development. 
 

The site is also designated as part of Natural Hazard Development Permit Area #1 – 

Flood Hazard. The Queensborough Community Plan defines this designation as: 

 

Guidelines for this development permit area are intended to minimize the potential for 

loss of life and property damage in the event of flooding of the Fraser River, while 

allowing for the continued use of industrial lands to provide employment and the 

continued renewal and development of an historic New Westminster neighbourhood. 

 

2.3 Zoning Bylaw: 

 

On August 28, 2017 Council adopted Zoning Amendment Bylaw 7917, 2017 which 

established the Comprehensive Development Districts (1102 Salter Street) (CD-71) zoning 

schedule which sets the standards for the Compact Lot Duplex Dwellings proposed as part of 

the development and rezoned the property to: 
 

1. Comprehensive Development Districts (1102 Salter Street) (CD-71) 

2. Queensborough Townhouse Districts (RT-3A)  

3. Row House Districts (RT-2E)  

4. Single Detached Dwelling District (Compact Lots) (RT-2D)  

 

All of the buildings proposed on this Development Permit application satisfy all aspects of 

the Zoning Bylaw. No variances are proposed. 

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context: 

  

The site is currently surrounded on all sides by sites that are zoned and developed with single 

detached residential dwellings. The Queensborough Community Plan vision for the area is 
for a compact lot single detached residential neighbourhood. 

 

The site is within the Fraser River Flood Plain. Thus, habitable space and places designed for 

the storage of goods may not be constructed below an elevation of 11.5 feet (3.53 metres) 

Geodetic Survey of Canada (GSC). The site has an elevation that varies between 4 feet and 

11.5 feet (1.2 and 3.53 metres) GSC. Below the flood plain elevation the only enclosed areas 

allowed are: 
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 A maximum of 118.40 square feet (11square metres) in floor area per dwelling unit
for an enclosed entrance foyer; and

 A maximum of 452.08 square feet (42 square metres) for the parking of automobiles.

There is varying soil quality across the site which limits the ability to raise the grade of the 

site in some locations. 

3.2 Project Description 

The applicant proposes to construct nine duplex dwelling buildings with 18 units, 14 row 

houses, 10 compact lot houses and 36 townhouses for a total of 78 residential units. The 

proposed site plan would require the dedication of one new road and three lanes so that all 

units are provided with rear access. A significant dedication will allow South Dyke Road to 
be completed to a full urban cross section. The off-site works required would see the 

completion of the sections of Salter Street, Jardine Street and South Dyke Road adjacent to 

the site.  

3.3 Project Statistics 

The site area and the dedications proposed for park and road are shown in the following 

table: 

Existing Site Area: 5.08 acres (2.06 hectares) 100% 

Park dedication for the  

Queensborough Perimeter  Trail 

0.42 acres (0.17 hectares) 8.3 % 

Site Area Dedicated for Road 

and Lane 

1.04 acres (0.42 hectares) 20.5 % 

Net Site Area After Dedications 3.62 acres (1.48 hectares) 71.2 % 

The project statistics for the net site after dedications is shown in the following table:  

Housing 

Type 

Zone Lot Area Units Density 

Units per acre/hectare 

Floor 

Space 

Ratio 

Fee Simple 

Compact Lot 

RT-2D 0.81 acres 

(0.33 ha) 

10 12.3 units per acre 

(30.5 units per hectare) 

0.8 

Fee Simple 

Row House 

RT-2E 0.65 acres 

(0.28 ha.) 

14 21.5 units per acre 

(53.2 units per hectare) 

0.8 – 1.0 

Fee Simple 

Duplex 

CD - 71 0.80 acres 

(0.32 ha) 

18 22.5 units per acre 

(55.8 units per hectare) 

1.0 
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Strata 
Townhouse 

RT - 3A 1.36 acres 
(0.55 ha.) 

36 26.5 units per acre 
(65.4 units per hectare) 

0.7 

Total 3.62 acres 

(1.48 ha) 

78 Average 

0.85 

3.4 Urban Design and Open Space 

The project is designed so that houses front on all streets with vehicular access at the rear of 

the lot. This permits a front façade for the house that is free of garage doors and a front yard 

that is fully landscaped. This also allows the sidewalks to be pedestrian friendly on Salter 

Street, Jardine Street and South Dyke Road as they are free of driveway crossings.  

All of the row house, compact lot and duplex units have spacious yards. The townhouse units 

have private yards with a common open space/playground area. The end of a new road that 
would be dedicated as part of this development is proposed to be developed as an open space 

area.  

3.5 Family Friendly Housing 

The City’s Family Friendly Housing Policy requires that 30 % of the units be two and three 

bedroom units, with 10% of the total units having three bedrooms. The project satisfies the 

Family Friendly Housing Policy. There are 12 two bedroom townhouses, and 24 three 

bedroom townhouses. All of the duplex dwellings, rowhouses and eight of the compact lot 

houses have three bedrooms. Two of the compact lot dwellings have four bedrooms. A total 

of 84% of the units are three bedrooms or more and 100% of the units have 2 or more 

bedrooms. 

4. DISCUSSION

4.1 New Westminster Design Panel Consideration 

The project was considered by the New Westminster Design panel at their meeting on 

November 22, 2016. The Panel supported the following motion: 

MOVED and SECONDED 

THAT the Panel recommend support of the rezoning and Official Community Plan 

amendment for 1101, 1110, 1116 and 1122 Salter Street subject to the comments 

noted at the November 22, 2016 meeting. 

CARRIED. 
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All members of the Panel present voted in favor of the motion. 

The minutes of the Panel consideration is attached in Appendix #3. The applicant responded 

to these comments by revising the project plans. The changes are summarized in a letter from 

the Project Architect which is also attached to this report in Appendix #3.  

4.2 Conformance With The Development Permit Area Designation 

The Development Permit Area designation of this site - #2 Compact Lot identifies this area 

for innovative ground oriented housing. All of the housing proposed in this Development 

Permit application is family and ground oriented housing. The application provides a variety 

of housing forms and tenure types. The duplex, compact lot and row houses are fee simple 

ownership while the townhouses would be strata ownership.  

The multi-family land use designation was put in place as it is desired to raise the grade on 

this site adjacent to the dyke. The grade of the road and property would match the properties 

to the west. The proposal to construct townhomes and duplex dwellings on the north half of 

the site is appropriate as that portion of the site will not change elevation significantly and 

these two forms of housing place the parking under the dwelling to elevate the residential 

floor space above the flood plain requirement. On the south half of the site would be the 
rowhouses and compact lot dwellings that are better housing forms for the filled portion of 

the site as they place parking at grade to the rear of their lot and the residential floor space is 

constructed near grade  

The site under consideration has limitations placed on it both from the elevation of the 

neighboring properties to the east and from the elevation of all three of the adjacent roads. 

Also from a geotechnical point of view large portions of the site cannot be raised to near the 

flood plain elevation. Thus alternate building forms that are larger and can address the 

additional building bulk architecturally have been proposed. These building forms – the 

townhouses and duplex buildings will be served by rear lanes. 

For portions of the site when the grade rises on adjacent sites and roads, and when 

geotechnical issues are somewhat less onerous, the grade on the subject site can be  raised. In 

this area the building forms that need to a located near the flood plain elevation are proposed: 

ground oriented compact lot houses and row houses. The compact lot houses and row houses 
would be served by a lane. 

The development proposed in this application satisfies the Official Community Plan land use 

designation of Residential – Medium Density by providing residential development with 78 

residential units.  
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The project satisfies the requirements of the Natural Hazards Development Permit Area 

#1 – Flood Hazard by placing all of the habitable space for the townhouses above the flood 

plain requirement of 11.58 feet (3.53 metres) geodetic survey of Canada.  

The project satisfies the intent of Residential Development Permit Area #2 Compact Lot. 
by providing a 78 unit family oriented development that is well designed and appropriately 

sited. The project does not require any variances. 

5. REVIEW PROCESS

The review process approved by the Land Use and Planning Committee and the completion 

of the steps are noted below: 

1. LUPC recommendation to initiate the processing of this application. July 4, 2016

2. Applicant provides detailed Landscape and Architectural drawings for staff review.

Complete

3. The project is reviewed by all City Departments. Complete

4. Council consideration of a report on Consultation requirements for the Official

Community Plan amendment as required by Sections 475 and 476 (formally sections

879 and 881) of the Local Government Act. August 29, 2016

5. The project is considered by the New Westminster Design Panel. November 22, 2016

6. The applicant will hold a public meeting. November 8, 2016

7. The applicant will consult with the Queensborough Residents’ Association. November

8, 2016

8. The Official Community Plan Amendment and the rezoning of the site are considered

by the Advisory Planning Commission. January 17, 2017

9. LUPC consideration of Official Community Plan Amendment and the rezoning. April

10, 2017

10. Council consideration of First and second reading of Official Community Plan

Amendment Bylaw 7916, 2017 and  Zoning Amendment Bylaw 7917, 2017. May 1,

2017 

11. Public Hearing for Council consideration of the Official Community Plan Amendment

and Zoning Amendment Bylaws for third reading. May 29, 2017

12. Official Community Plan Amendment Bylaw 7916, 2017 was adopted on May 29,

2017 

13. Zoning Amendment Bylaw 7917, 2017 was adopted on August 28, 2017.

14. Council consideration of issuance of Development Permit DPQ00173.



City of New Westminster October 16, 2017 8 

Agenda Item 60/2017 

6. OPTIONS

There are two options for Land Use and Planning Committee’s consideration; they are: 

1. That the Land Use and Planning Committee recommend that Council consider
issuance of Development Permit DPQ00173 for 1102, 1110, 1116 and 1122 Salter

Street.

2. That the Land Use and Planning Committee provide staff with alternative feedback.

Staff recommends Option 1. 

ATTACHMENTS 

Appendix 1: Project Plans
Appendix 2: Location Map  

Appendix 3: Considerations of NWDP 

Appendix 4: Applicant Responses to NWDP 

Appendix 5: Development Permit Designation 

This report was prepared by: 

Jim Hurst, Planning Consultant 

This report was reviewed by: 

John Stark, Acting Manager of Planning 

Jackie Teed 

Acting Director of Development 

Services 
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Appendix 3 
Considerations by the New 
Westminster Design Panel 



4.2       1102-1122 Salter Street REZ00128 
OCP00015  

Jim Hurst, Development Planner, summarized the report dated November 22, 2016, regarding an 
application that has been received to amend the Official Community Plan designation and rezone 
the properties addressed as 1102, 1110, 1116 and 1122 Salter Street in order to allow a the 
development of a 78 unit residential development, which would also provide a 0.42 acre (0.17 
hectare) dedication to the City for an extension of the Queensborough Perimeter Trail. The 
purpose of this report is to provide information to the New Westminster Design Panel for their 
consideration of the proposed development. 

Bernard Decosse, Bernard Decosse Architect Inc., provided a PowerPoint presentation 
summarizing details of the project as outlined in the report November 22, 2016. 

Rod Maruyama, Maruyama & Associates Landscape Architects, spoke to the landscaping of the 
project as outlined in the report dated November 22, 2016. 

In response to questions from the Panel, Mr. Hurst provided the following information: 

• The dyke reserve is intended to minimize the impact on properties if the
dyke is raised;

• Street parking would be available along the three perimeter streets;
• The townhouse units provide the required visitor parking on-site;
• Compact homes, duplexes and row homes are considered to be single

family homes, and are not required by law to provide visitor parking;
• It is not anticipated that the green space along the dyke will be

programmed, as permanent structures are generally not permitted near the
waterfront;

• The owners of the row homes, duplexes and compact homes would be
permitted to personalize their homes.  However, changes to the form and
character of the townhomes would require a Development Permit;

• Implementing windows in garage spaces may lead to owners using that
space as living area; and,

• The single family homes located next to the project are unable to regrade
their lots.

In addition, Mr. Decosse and Mr. Maruyama provided the following information: 

• Backfilling is not permitted where the dyke is 3 metres.  The applicant could
consider raising the main floor elevation in order to accommodate a future raise to
the dyke;

• All of the homes in the project will have a front deck;
• The compact homes have an eight foot setback between the units and would not

receive much sunlight.  Therefore, it is proposed that the area would be filled with
a gravel material; and,



• It is anticipated that the side yards of the duplexes would be utilized as a backyard
space.  The side yards could be programmed or implemented as a grass surface.

Discussion ensued, and the Panel noted the following comments: 

• There does not appear to be a connection to the front of the duplexes;
• The lane animation seems to be vehicular.  It was suggested that a

pathway could be implemented to improve the lane animation;
• The townhouse form appears to be appropriate for the neighbourhood;
• The project maintains high density, however it is well thought-out;
• A window could be implemented on the Jardine Street and/or Salter Street

side of the duplexes to provide variation on the street;
• A permeable paving material could be utilized in the gravel space between

the duplexes;
• Variety in the roof shingles could provide variety and value to the

streetscape;
• Pavers or bands could be utilized in the internal lanes;
• The project utilizes a good choice of materials and color palette;
• Support was expressed for the location of the compact homes on South

Dyke Road;
• The location of patios and front decks could provide additional street front

animation, as well as address some Crime Prevention Through
Environmental Design (CPTED) concerns;

• It was suggested that public areas and flexible greenspace could be
incorporated into the landscaping;

• It was suggested that the southeast community garden plots could be
relocated in order to receive additional sunlight;

• Concerns were expressed regarding the location of the public walkway.  It
was suggested that a planting buffer could be implemented between the
pathway and the single family homes;

• It was suggested that decorative paving bands could be implemented to
distinguish the project’s parallel parking from City parking;

• Concerns were expressed regarding the amount of drainage from the
single-family homes; and,

• It was suggested that windows could be added to the garage.

In response to the three design considerations that staff requested feedback on, the Panel 
provided the following comments: 

1. Does the project provide enough architectural variation between the four housing
types?

The housing types are well incorporated in the project; however, the row homes and the 
townhomes could benefit from additional variation. 



2. Do the buildings address the major streets in a suitable way?

The major streets are addressed appropriately by the project. 

3. Does the proposed project conform to the Development Permit Area Designation?

The project generally conforms to the requirements and guidelines of the Development Permit 
Area Designation. 

MOVED and SECONDED 

THAT the Panel recommend support of the rezoning and Official Community Plan amendment 
for 1101, 1110, 1116 and 1122 Salter Street subject to the comments noted at the November 22, 
2016 meeting. 

CARRIED. 

All members of the Panel present voted in favor of the motion. 



Appendix 4 
Applicant response to the 
Comments from the New 

Westminster Design Panel 



4.2       1102-1122 Salter Street REZ00128 
OCP00015  

Jim Hurst, Development Planner, summarized the report dated November 22, 2016, regarding an 
application that has been received to amend the Official Community Plan designation and rezone 
the properties addressed as 1102, 1110, 1116 and 1122 Salter Street in order to allow a the 
development of a 78 unit residential development, which would also provide a 0.42 acre (0.17 
hectare) dedication to the City for an extension of the Queensborough Perimeter Trail. The 
purpose of this report is to provide information to the New Westminster Design Panel for their 
consideration of the proposed development. 

Bernard Decosse, Bernard Decosse Architect Inc., provided a PowerPoint presentation 
summarizing details of the project as outlined in the report November 22, 2016. 

Rod Maruyama, Maruyama & Associates Landscape Architects, spoke to the landscaping of the 
project as outlined in the report dated November 22, 2016. 

In response to questions from the Panel, Mr. Hurst provided the following information: 

• The dyke reserve is intended to minimize the impact on properties if the
dyke is raised;

• Street parking would be available along the three perimeter streets;
• The townhouse units provide the required visitor parking on-site;
• Compact homes, duplexes and row homes are considered to be single

family homes, and are not required by law to provide visitor parking;
• It is not anticipated that the green space along the dyke will be

programmed, as permanent structures are generally not permitted near the
waterfront;

• The owners of the row homes, duplexes and compact homes would be
permitted to personalize their homes.  However, changes to the form and
character of the townhomes would require a Development Permit;

• Implementing windows in garage spaces may lead to owners using that
space as living area; and,

• The single family homes located next to the project are unable to regrade
their lots.

In addition, Mr. Decosse and Mr. Maruyama provided the following information: 

• Backfilling is not permitted where the dyke is 3 metres.  The applicant could
consider raising the main floor elevation in order to accommodate a future raise to
the dyke;

• All of the homes in the project will have a front deck;
• The compact homes have an eight foot setback between the units and would not

receive much sunlight.  Therefore, it is proposed that the area would be filled with
a gravel material; and,



• It is anticipated that the side yards of the duplexes would be utilized as a backyard
space.  The side yards could be programmed or implemented as a grass surface.

Discussion ensued, and the Panel noted the following comments: 

• There does not appear to be a connection to the front of the duplexes;
• The lane animation seems to be vehicular.  It was suggested that a

pathway could be implemented to improve the lane animation;
• The townhouse form appears to be appropriate for the neighbourhood;
• The project maintains high density, however it is well thought-out;
• A window could be implemented on the Jardine Street and/or Salter Street

side of the duplexes to provide variation on the street;
• A permeable paving material could be utilized in the gravel space between

the duplexes;
• Variety in the roof shingles could provide variety and value to the

streetscape;
• Pavers or bands could be utilized in the internal lanes;
• The project utilizes a good choice of materials and color palette;
• Support was expressed for the location of the compact homes on South

Dyke Road;
• The location of patios and front decks could provide additional street front

animation, as well as address some Crime Prevention Through
Environmental Design (CPTED) concerns;

• It was suggested that public areas and flexible greenspace could be
incorporated into the landscaping;

• It was suggested that the southeast community garden plots could be
relocated in order to receive additional sunlight;

• Concerns were expressed regarding the location of the public walkway.  It
was suggested that a planting buffer could be implemented between the
pathway and the single family homes;

• It was suggested that decorative paving bands could be implemented to
distinguish the project’s parallel parking from City parking;

• Concerns were expressed regarding the amount of drainage from the
single-family homes; and,

• It was suggested that windows could be added to the garage.

In response to the three design considerations that staff requested feedback on, the Panel 
provided the following comments: 

1. Does the project provide enough architectural variation between the four housing
types?

The housing types are well incorporated in the project; however, the row homes and the 
townhomes could benefit from additional variation. 



2. Do the buildings address the major streets in a suitable way?

The major streets are addressed appropriately by the project. 

3. Does the proposed project conform to the Development Permit Area Designation?

The project generally conforms to the requirements and guidelines of the Development Permit 
Area Designation. 

MOVED and SECONDED 

THAT the Panel recommend support of the rezoning and Official Community Plan amendment 
for 1101, 1110, 1116 and 1122 Salter Street subject to the comments noted at the November 22, 
2016 meeting. 

CARRIED. 

All members of the Panel present voted in favor of the motion. 
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RESIDENTIAL DEVELOPMENT PERMIT AREA 

 # 2 COMPACT LOT 

#2 Compact Lot 

The Compact Lot intensive residential area, identified as Development Permit Area #2 [see Map 
B], is designated in order to provide an opportunity for an innovative ground oriented housing 
type. This Development Permit Area encourages best practices for promoting water and energy 
conservation and reducing greenhouse gas emissions. It also establishes guidelines for the form 
and character of intensive residential development. 

DESIGN GUIDELINES 

SITING 

Building siting must contribute to a pedestrian scale neighbourhood character. 
Consider the following: 

• Orient residential units to front all streets and/or city trails and greenways immediately adjacent
to or within the development. 

• For all corner lots and/or corner units, locate and design buildings to address all frontages,
including public and internal streets, and/or city trails or greenways. 

Building siting must respect the existing neighbourhood and site context. Consider the following: 

• Consider existing buildings and outdoor spaces when siting new buildings, including the location
of windows and entrances, overlook of outdoor space, impacts to air circulation and light 
penetration, etc. 

• Site buildings to retain and enhance heritage assets by incorporating them into the development
of the site, wherever possible, including buildings, engineering works and/or cultural landscapes, 
as well as significant landscape features (e.g. mature vegetation and trees, distinctive landforms). 

• Design new buildings in proximity to heritage assets to be compatible with their historical
context without literally imitating older building styles. In these cases, new buildings should 
provide an original interpretation of the traditional building style (i.e. draw inspiration from 
fundamental design characteristics) while continuing to reinforce traditional development patterns 
and rhythms. 

CHARACTER 

All buildings and developments must be designed to have a high quality, cohesive appearance that 
enhances the overall quality of the community. 

Consider the following: 
• Use an architectural approach (i.e. massing, facade treatment, detailing, materials and colour
choice) which is harmonious with the riverfront community context. 



• Create a cohesive streetscape. Use a similar alignment of windowsills, building and roof lines,
cornices, and floor-to-floor spacing along the street block. 

• Design all principal and accessory buildings within a development and/ or all elements of an
individual building, to the same architectural style. Provide enough variety (e.g. through massing, 
architectural detail) to avoid a monotonous appearance when the development is viewed as a 
whole and to reinforce individual building identity. 

• Select project names that evoke Queensborough’s riverfront community context and/or the
legacy of its historically prominent citizens. 

Consider providing public art to help enrich outdoor spaces and provide pedestrian scale 
landmarks. Use art that highlights Queensborough’s sense of place and is unique to each location. 

HERITAGE 

Each development must follow the Standards and Guidelines for the Conservation of Historic 
Places in Canada for all physical work to heritage assets. 

Reuse historic industrial and agricultural artefacts on redevelopment sites (e.g. as public art). 

FACADES 

The facades of all building walls that face public or internal streets, drive aisles, pedestrian 
pathways, parks or open space must provide visual interest. Use architectural elements (e.g. 
fenestration, vertical and/or horizontal design elements, secondary roof elements) and/or material 
or colour change. 

MASSING 

Building massing must contribute to a pedestrian scale neighbourhood character. Consider the 
following: 

• Use horizontal architectural elements to define floor-to-floor transitions, roofs and cornice lines.

• Design the roof to minimize the overall building mass, incorporating articulation and variations
in roof planes (e.g. dormers, gables, crenelated parapets) to break up roof mass and reduce 
building scale. 

• Reinforce the pedestrian scale massing by designing all buildings to have a heavier “base” and
lighter “top” that are visibly differentiated by use of material (e.g. masonry on the base and wood 
siding on the top) and details (e.g. cornice treatments at the top). 

Building massing must maximize natural light and ventilation. Consider the following: 

• Organize the interior space of residential dwellings and/or units such that, wherever possible, a
majority of primary living spaces (e.g. living room, family room, kitchen) have exterior walls with 
windows on two sides 



. 
• Ensure all primary secondary living spaces (e.g. bedroom, den, office) have at least one exterior
wall with a window. 

• Use stack vents and light wells to provide additional light and ventilation to primary and
secondary living spaces. 

• Take microclimate into consideration.

ENTRANCES 

Primary pedestrian entrances into buildings must be integrated into the design of the building, yet 
be clearly expressed. Consider the following: 

• Articulate massing to identify building entrances (e.g. tall voids, central mass, recessed entry).
• Frame with a secondary roof element (e.g. porch) to identify building entrances and protect from
weather. 

Building entrances must be located and designed to have a strong relationship with the street. 
Consider the following: 

• Make entries, including front porches, visible from, oriented toward and directly connected (via a
short pathway and/or stairs) to the street onto which the building fronts. 

WINDOWS 

Windows must contribute to an interesting, pedestrian scale environment. Consider the following: 

• Use windows which are of clear glass (e.g. not tinted, reflective or opaque).

• Use windows which are rectangular or square in proportion, except for accent windows which
may have a unique shape. 

• Use stack vents and light wells to provide additional light and ventilation to primary and
secondary living spaces. 

• Take microclimate into consideration when locating and sizing windows.

Use strategies to facilitate passive heating in cooler months and reduce unwanted heat gain in 
summer months. Consider the following. Consider the following: 

• Ensure a solar heat gain coefficient of 50% or better for south facing windows to maximize solar
gain during winter. 

• Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves, louvers) which
provide shade from the high summer sun, but provide solar access to the low winter sun. Use these 
devices particularly on south facing windows. 



• Provide operable windows in each residential dwelling and/or unit. Locate operable windows to
take advantage of Queensborough’s prevailing easterly winds (i.e. winds from the east to the west) 
to provide cross ventilation. 

SAFETY 

Each development must provide a Crime Prevention Through Environmental Design (CPTED) 
report outlining the use of CPTED strategies in the design of developments and buildings, 
including open space. 

PARKING & ACCESS 

All garages must be at the rear of the lot and accessed from a lane. 

New development must not result in an increase in the number of rail line crossings which would 
result in an increase in train whistles. Remove or consolidate existing driveways, wherever 
possible, to reduce the need for trains to whistle. 

MATERIALS & COLOURS 
All principal and accessory buildings within a development must use a cohesive palette of 
materials and colours that is consistently applied and contributes to the overall quality of the 
community. Consider the following: 

• Use a natural palette of wood, stone or brick and muted paint colour tones (e.g. Benjamin
Moore’s Historical Vancouver True Colours). 

• Consistently apply materials to all sides of a building (i.e. do not emphasize the principal facade
with lesser treatment on the other facades). 

• Change building materials and/or colours at interior or “reverse” corners of a building, not at
exterior corners or at changes in a facade plane. 

• Use an accent colour which is harmonious with the main colours of the materials and colours
palette to unify the overall palette and to highlight architectural details (e.g. eaves, window and 
door trim, railings). 

• Use matte finishes or finishes with a low level of reflectivity. Reflective materials (e.g. mirrored
glass, polished stone) should be avoided. 

Each development must use building and hardscape materials that are durable and appropriate to 
their use, the local climate, and the urban environment. Consider the following: 

• Use high quality building materials (e.g. wood, stone, brick, or acceptable alternative) rather than
materials that are visibly simulated (e.g. vinyl siding) or are inappropriate for an urban area (e.g. 
untreated or roughsawn wood). 

ACCESSIBILITY 



Endeavour to make all pathways and building entrances, public and semipublic spaces, and special 
features and amenities of a site accessible by people of varying ability. Consider the following: 

• Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with non-skid, uniform
walking surfaces. 

• Where steps or high thresholds (e.g. related to FCL requirements) create a barrier, provide an
alternative route that is easily accessible to everyone. 

• Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where they will not
impede easy passage for those using a mobility device (e.g. wheelchair, scooter) or people who are 
visually impaired  

• Locate parking for those with ability challenges close to accessible building entrances.

• Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas. White light
facilitates better visibility. 

TREES & PLANTING 

Each development must use the BC Society of Landscape Architects’ and BC Landscape and 
Nursery Association’s “BC Landscape Standard Guidelines (Latest Edition)” in specifying, 
selection, site preparation, installation and maintenance of all trees and other plant materials. 

Each development must integrate trees, including shade trees. Consider the following: 

• Retain existing mature trees wherever possible. Where tree removal is unavoidable, replace with
a number, species and size of trees that creates equal value. 

• Plant new trees in all private yards and along pathways.

• Locate deciduous trees on the south and west side of buildings to provide shade and minimize
unwanted heat gain during summer and provide solar access and passive solar gain during winter. 

Tree species and other plant materials must be of high quality, suited to their purpose and 
contribute to the overall quality of the community: 

• Choose species that are successful in the urban environment, easy to maintain, are non-invasive
and suited to Queensborough’s high water table. Selected tree species should also have less 
aggressive rooting habits. 

Develop and/or enhance areas of understorey vegetation using diverse, multistorey planting which 
will support habitat for smaller wildlife, songbirds and important pollinators such as bees, 
butterflies and dragonflies.  



NATURAL HAZARD DEVELOPMENT PERMIT AREA 

#1 FLOOD HAZARD 

The Flood Hazard Development Permit Area is identified as Development Permit Area #1 [see 
Map E]. Queensborough is located at the upstream end of Lulu Island in the floodplain of the 
Fraser River. Development in this area of the City is protected by perimeter dykes maintained by 
the City, which are continuous with dykes in the City of Richmond farther downstream. 
However, new buildings and structures in Queensborough should be constructed at an elevation 
that is sufficient to minimize the potential for loss of life and 
property damage in the event of dyke failure, or an extreme flood event that tops the perimeter 
dykes. The minimum construction levels, which are based on current knowledge of flood 
patterns, are 3.53 metres above Geodetic Survey of Canada (GSC) datum for Area A shown on 
the following map (flood construction level A), generally downstream from Derwent Way on the 
south side of Queensborough and Wood Street on the north side, and 4.20 metres above GSC 
datum (flood construction level B) for Area B upstream of Derwent Way and Wood Street. 
Placement of imported fill to achieve these construction levels could produce local settlement 
problems and undesirable diversion of flood water, so a combination of fill and structural support 
may be required. 

EXEMPTIONS 

The following are exempted from the requirement for a development permit: 

• Subdivision of land (buildings constructed on subdivided lots must still comply when
applicable). 

• Alteration of land not involving the construction or alteration of a building or structure.

• Buildings and structures on land in an agricultural zoning district, other than residential
buildings 
. 
• Buildings and structures for park and open space recreational uses.

• Construction and alteration of buildings authorized by a heritage alteration permit, including
building additions. 

• Detached accessory buildings and structures such as garages, tool sheds and greenhouses that
are not used for human habitation. 

• Residential building additions that would increase the habitable floor area of the building by
less than 25% of the floor area that existed on February 3, 2014, unless the building has been 
increased in floor area since that date without a development permit and the aggregate 
additional floor area exceeds 25% of the floor area that existed on that date. 
• Building alterations that do not increase the floor area of the building.



In addition, buildings and structures for industrial uses on parcels that are not adjacent to a dyke 
are exempt from the requirement for a development permit. However, owners are encouraged to 
construct industrial buildings used for business or the storage of goods and located in Area A at 
or above flood construction level A, and industrial buildings used for  
such purposes and located in Area B at or above flood construction level B. 

FLOOD CONSTRUCTION LEVEL 

Buildings and structures for residential and institutional uses in Area A should be constructed so 
that the lower surface of the floor system of the lowest storey containing habitable space is at or 
above flood construction level A. 

Buildings and structures for residential and institutional uses in Area B should be constructed so 
that the lower surface of the floor system of the lowest storey containing habitable space is at or 
above flood construction level B. 

Buildings and structures for industrial uses on parcels adjacent to dykes in Area A should be 
constructed so that the lower surface of the floor system of the lowest storey used for business or 
the storage of goods that could be damaged by flood is at or above flood construction level A. 

Buildings and structures for industrial uses on parcels adjacent to dykes in Area B should be 
constructed so that the lower surface of the floor system of the lowest storey used for business or 
the storage of goods that could be damaged by flood is at or above flood construction level B. 

If natural grade of a residential parcel is below the desired flood construction level, imported fill 
should not be used to raise the grade above 1.5 metres above GSC datum or 150 millimeters 
above the centre of the road abutting the property, whichever is higher. 
In the case of floors comprised of concrete slabs, the upper surface of the concrete slab should be 
at or above the applicable flood construction level. 

NON-HABITABLE SPACE 

The following building areas are not considered habitable space for the purpose of these 
Guidelines: 

• Underground parking garages, provided that signs are posted and maintained at points of entry
indicating that the parking area is subject to flooding of the Fraser River. 
• Attached and enclosed garage not exceeding 42 square metres (452.08 square feet) in floor area
per dwelling unit. For the purpose of this calculation a secondary suite is not considered a unit. 

• Manoeuvring aisles used to access compliant off-street parking spaces.

• Attached carports.

• Enclosed entrance foyers up to 11 square metres (118.40 square feet) in floor area per dwelling
unit in the building. 



• Elevator shafts, provided that operation of the elevators below the applicable flood construction
level is not possible during flood events. 

• Enclosed building areas with floor to ceiling heights of less than 1.52 metres (5 feet) measured
to the underside of the floor system above. 

• Porches.

• Undercrofts enclosed only by wood lattice or similar screening.

No area below the required elevation shall be used for the installation of fixed equipment 
susceptible to damage by floodwaters, with the exception of furnaces and hot water heaters. 

Garbage and recycling carts may be permitted in the non-habitable space below 
the required elevation. 

Bicycle parking may be permitted in the non-habitable space below the required elevation. 

Site alteration and building construction should be planned and executed so as to minimize 
abrupt transitions from the elevations of adjacent sites and buildings and the diversion of flood 
waters to adjacent sites. 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/16/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: REZ00114 

Item #: 61/2017 

Subject: 1084 and 1130 Tanaka Court and a Portion of the Tanaka Court Road 

Right of Way: Rezoning from Heavy Industrial Districts (M-2) and 

unzoned Municipal Road to a Commercial Comprehensive Development 

District - Preliminary Report  

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that staff  process this 

Rezoning application as outlined in the process section of this report and that this 

report be forwarded to Council for information. 

EXECUTIVE SUMMARY 

An application has been received to construct a three storey commercial building with 

38,600 square feet (3,586 square metres) of commercial floor space. To facilitate this, an 

offer has been received to purchase the City property addressed as 1130 Tanaka Court and 

28,947 square feet (2,689.3 square metres) of the Tanaka Court road allowance. The 

applicant owns 1084 Tanaka Court. The consolidated development site would have an area 

of 51,572 square feet (4,791 square metres). The applicant would then rezone the 

consolidated site. 

1. PURPOSE

This application would permit the development of a three storey commercial building. The 

purpose of this report is to seek a Land Use and Planning Committee recommendation to 

proceed with the next steps in processing this application. 

Item 13
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2. POLICY AND REGULATIONS

2.1  Queensborough Community Plan Land Use Designations 

The properties at 1084 and 1130 Tanaka Court are designated as (QC) Queensborough 

Commercial  in the Queensborough Community Plan. The Plan describes this designation as: 

(QC) Queensborough Commercial – this area will include commercial uses at the 

street level and may include commercial or office above the ground level. Densities 

may range from low to medium. 

The Land Use Map in the Queensborough Community Plan is parcel based and all 

designations extend to the centre line of the adjacent roadways, therefore the area of the road 

being sold is also designated as (QC) Queensborough Commercial  and this designation 

will extend to the center line of the new road allowance.  

The proposed development conforms to the land use designation. 

2.2  Queensborough Community Plan Development Permit Area Designations 

The development site is designated as part of Commercial and Mixed – Use Development 

Permit Area #2 – Queensborough Commercial. The purpose of this Development Permit 

Area is: 

The Queensborough Commercial areas, identified as Development Permit Area #2 

[see Map A], are designated to provide a framework for commercial development 

without a residential component. This Development Permit Area encourages best 

practices for promoting water and energy conservation and reducing greenhouse gas 

emissions. It also establishes guidelines for the form and character of commercial 

development. 

The site is also designated as part of Natural Hazards Development Permit Area #1 – 

Flood Hazard. The purpose of this Development Permit Area is to provide: 

Guidelines for this development permit area are intended to minimize the potential for 
loss of life and property damage in the event of flooding of the Fraser River, while 

allowing for the continued use of industrial lands to provide employment and the 

continued renewal and development of an historic New Westminster neighbourhood. 

2.3  Zoning Bylaw 

The two existing legal parcels at 1084 and 1130 Tanaka Court are zoned Heavy Industrial 

Districts (M-2). The former roadway is not zoned. The project proposed in this application 

would not comply with the Heavy Industrial Districts (M-2) zoning. 
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3. BACKGROUND

3.1  Site Characteristics and Context 

The site has an irregular shape. The site has a geodetic elevation of 3 to 4 feet (0.9 to 1.2 
metres) and is located within the Fraser River Flood Plain.  

To the north, east and west of the site are the Queensborough Casino, Lowes, Value Village 

and the Queensborough Landing commercial development. To the south is Highway 99a, 

with the Queensborough residential community on the south side of the highway. 

3.2  Development Site Area 

In order to facilitate the development, the applicant proposes to purchase the City property 

addressed as 1130 Tanaka Court (outlined in red on the Location Map below) and a portion 

of the Tanaka Court road allowance (outlined in green on the map below). This property 

would be consolidated with 1084 Tanaka Court (which the applicant currently owns). The 

consolidated development site would have an area of 51,572 square feet (4,791 square 

metres).  

Legend: City property at 1130 Tanaka Court – outlined in red 

Private property at 1084 Tanaka Court – outlined in blue 

Tanaka Court road allowance to be closed – outlined in green 
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3.3  Project Description 

The applicant has provided preliminary site and floor plans showing a three storey 

commercial building on the property with 38,600 square feet (3,586 square metres) of 

commercial floor space on a 51,572 square feet (4,791 square metres) site.  

The project includes 6,200 square feet (576 square metres) of retail floor space at grade, a 

22,400 square foot (2,081 square metres) banquet hall on the second floor and 9,000 square 

feet (836 square metres) of office space on the third floor.  

4. DISCUSSION

4.1  Queensborough Community Plan Considerations 

The project proposed would satisfy the (QC) Queensborough Commercial and the (ME) 

Mixed Employment land use designations in this area by providing a three storey building 

with commercial uses at grade, a banquet hall on the second floor and offices on the third 

floor. All of these uses generate employment and commercial services for the local 

community.  

4.2  Zoning Considerations 

Most of the City’s commercial zones allow residential uses on the upper floors of the 

building. The land use designations for this site do not identify any permitted residential uses 

other than one caretaker suite and therefore these existing mixed use zones are not 

appropriate to use to process this application. The Large Format Commercial Districts  
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(C – 10) zoning schedule only allows commercial uses, but that zone anticipates large 

floorplate stores and includes as a permitted use a Retail Liquor Store of up to 3,000 square 

feet (278.7 square metres), so the zone could not be used for this project.   

A Comprehensive Development District zoning schedule to would be developed to facilitate 
the consideration of this application. 

4.3  Parking Standards for Public Assembly Uses 

The current standard for public assembly uses in the Zoning Bylaw requires parking as 

follows:  

150.13 For churches and similar places of public assembly, one parking space shall be 

provided for every 100 square feet (9.29 square metres) of floor space in the rooms or 

portions thereof within the building accessible to the congregation or to the public. 

Where the building contains more than one such accessible room and the incidence of 

proposed use is such that concurrent use is not made of all the said rooms, then the 

parking requirements shall be based upon the floor area of the room or rooms actually 

used. 

Given that the site is isolated, the hall is large and there is minimal bus service in the area to 

serve late evening events in the hall the applicant would undertake a study that would take 

into account traditional trip generation statistics, traffic demand management measures and a 

survey of other municipalities in the region. The terms of reference for the study would be 

established by City staff and the report would be provided directly to the City. 

5. PROCESS

The next steps in the application review process would be: 

1. Land Use and Planning Committee recommendation to initiate the processing of this

application. We are here.

2. Report to Council on the proposed Tanaka Court road closure and land sale.

3. The application is reviewed by all City Departments.

4. Full Architectural and Landscape plans received. November 2017
5. The project design is considered by the New Westminster Design Panel. December

2017 

6. The applicant will hold a Public Open House and consult with the Queensborough

Residents’ Association. January 2018

7. The Advisory Planning Commission will consider the application. January 2018

8. LUPC recommendation to Council for First and Second Reading. February 2018

9. Council consideration of the Zoning Amendment Bylaws for First and Second

Reading. March 2018
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10. Public Hearing and Council consideration of Third Reading of the Zoning

Amendment Bylaw. March 2018

11. Council consideration of adoption of the Zoning Amendment Bylaw. April 2018

12. Council consideration of the Development Permit. April/May 2018

Should the project plans be received later than November then staff would bring the land use 

portion of the application forward to the Advisory Planning Commission in January to allow 

the timely consideration of Zoning Amendment Bylaw by Council. In this scenario the 

Development Permit for the building would be considered when full plans were ready and 

supported by staff and the New Westminster Design Panel.   

6. INTERDEPARTMENTAL REVIEW

Staff from the Development Services, Engineering, Electrical, and Parks, Culture and 

Recreation departments will be involved in the review of this application.  

7. OPTIONS

There are two options for Land Use and Planning Committee’s consideration, they are: 

1. That the Land Use and Planning Committee recommend that staff process this

Rezoning application as outlined in the process section of this report and that this

report be forwarded to Council for information.

2. That the Land Use and Planning Committee provide staff with alternative feedback.

Staff recommends Option 1.  

ATTACHMENTS 

Appendix 1: Location Map 

Appendix 2: Preliminary Subdivision Plan 

Appendix 3: DPA Designation 
Appendix 4: Drawings and Site Plans 

This report was prepared by: 

Jim Hurst, Planning Consultant 

This report was received by: 

John Stark, Acting Manager of Planning 
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Jackie Teed 

Acting Director of Development 

Services 
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Appendix 3 
Development Permit Area 

Designation  



#2 Queensborough Commercial 

The Queensborough Commercial areas, identified as Development Permit Area #2 [see 
Map A], are designated to provide a framework for commercial development without a 
residential component. This Development Permit Area encourages best practices for 
promoting water and energy conservation and reducing greenhouse gas emissions. It also 
establishes guidelines for the form and character of commercial development.  
Properties located within this Development Permit Area that are zoned Light Industrial 
Districts (M-1) that develop industrial uses in accordance with the zone must instead 
comply with the guidelines included in the Queensborough Light Industrial and Mixed 
Employment Development Permit Area. DEVELOPMENT PERMIT AREAS  

The Queensborough Commercial areas, identified as Development Permit Area #2 [see 
Map A], are designated to provide a framework for commercial development without a 
residential component. This Development Permit Area encourages best practices for 
promoting water and energy conservation and reducing greenhouse gas emissions. It also 
establishes guidelines for the form and character of commercial development.  
Properties located within this Development Permit Area that are zoned Light Industrial 
Districts (M-1) that develop industrial uses in accordance with the zone must instead 
comply with the guidelines included in the Queensborough Light Industrial and Mixed 
Employment Development Permit Area.  
MASSING  

Building massing must contribute to a pedestrian scale neighbourhood character. 
Consider the following:  

• Use a building height to street and/or parking area width proportion that reinforces
a pedestrian scale streetscape.

• Use substantial vertical architectural features (e.g. changes in building height,
bays, high voids) to break the massing of multiple unit buildings into smaller
modules of similar scale.

• Relate the modules to the organization of interior space such that the expression of
individual units is reflected in the overall form of the building.

• Configure storefronts to be, or have the appearance of being, a maximum of 9
metres (30 feet) in width. Achieve this with large format retail units by setting
most of the floor area at the rear of the building and behind other smaller retail
units that front onto the street.

• Use horizontal architectural elements to define floor-to-floor transitions, roofs and
cornice lines.

• Design the roof to minimize the overall building mass, incorporating articulation
and variations in roof planes (e.g. dormers, gables, crenelated parapets) to break
up roof mass and reduce building scale.



• Reinforce the pedestrian scale massing by designing all buildings to have a heavier 
“base” and lighter “top” that are visibly differentiated by use of material (e.g. 
masonry on the base and wood siding on the top) and details (e.g. cornice 
treatments at the top).  

 
SITING  
Building siting must contribute to a pedestrian scale neighbourhood character. Consider 
the following:  

• Orient commercial units to front all streets, drive aisles and/or city trails and 
greenways immediately adjacent to or within the development, except where the 
adjacent street is a highway or truck route.  

• For all corner lots and/or corner units, locate and design buildings to address all 
frontages, including public and internal streets, city greenways and/or drive aisles 
except service driveways.  

 
Building siting must respect the existing neighbourhood and site context by minimizing 
the impacts of noise and exhaust to pedestrians and neighbours. Locate service areas and 
mechanical equipment (e.g. utilities, HVAC, meters) at the rear of buildings and away 
from neighbouring uses. Minimize visibility of service areas and mechanical equipment 
from streets, open spaces and neighbours (e.g. screen, reduce service and garage opening 
size, use shared service areas). 
 
All buildings and developments must be designed to have a high quality, cohesive 
appearance that enhances the overall quality of the community. Consider the following:  

• Use an architectural approach (i.e. massing, facade treatment, detailing, materials 
and colour choice) which is harmonious with the riverfront community context.  

• Create a cohesive streetscape. Use a similar alignment of windowsills, building 
and roof lines, cornices, and floor-to-floor spacing along the street block.  

• Design all buildings within a development and/or all elements of an individual 
building, to the same architectural style. Provide enough variety (e.g. through 
massing, architectural detail) to avoid a monotonous appearance when the 
development is viewed as a whole and to reinforce individual building identity.  

• Coordinate lighting, outdoor furniture and garbage receptacles and design outdoor 
areas (e.g. walkways, patios) and landscape elements (e.g. retaining walls, fences, 
screening) to be consistent with the style, materials, colour and quality of the 
overall development.  

 
Provide public art to help enrich outdoor spaces and create pedestrian scale landmarks, 
particularly in commercial areas. Use art that highlights Queensborough’s sense of place 
and is unique to each location 
 
ENTRANCES  



Primary pedestrian entrances into buildings must be integrated into the design of the 
building, yet be clearly expressed. Consider the following:  

• Articulate massing to identify building entrances (e.g. tall voids, central mass,
recessed entry). 

• Frame with a secondary roof element (e.g. fabric awnings, fixed metal canopies,
overhangs, but internally illuminated awnings should not be used) to identify 
building entrances and protect from weather. Continue the sheltering element 
along the length of the building to provide continuous weather protection and 
visual interest.  

• Highlight pedestrian entrances to the buildings more than vehicle entrances.

• Building entrances must be located and designed to have a strong relationship with
the street, parking area and/or drive aisle. Consider the following:

• Provide each commercial unit with its own entry directly on and at-grade with the
street, except for an entry to a commercial unit voluntarily complying with the
Flood Construction Level.

• Provide a separate entrance for offices and for commercial uses where these are in
the same building, whether within the same or different storeys.

WINDOWS 

Windows must contribute to an interesting, pedestrian scale environment. Street level 
windows must be display windows that allow visual penetration into the main 
commercial area of the store. Consider the following:  

• Use windows which are of clear glass (e.g. not tinted, reflective or opaque).
• Design display windows to encompass a minimum of 40% and a maximum of

80% of the storefront linear frontage.
• Use windows which are rectangular or square in proportion, except for accent

windows which may have a unique shape.

Use strategies to facilitate passive heating in cooler months and reduce unwanted heat 
gain in summer months. Consider the following:  

• Ensure a solar heat gain coefficient of 50% or better for south facing windows to
maximize solar gain during winter. 

• Use exterior shading devices (e.g. awnings, canopies, overhangs, light shelves,
louvers) which provide shade from the high summer sun, but provide solar access 
to the low winter sun. Use these devices particularly on south facing windows.  

Rooftops must appear clean and attractive and in keeping with the architectural style of 
the building. Consider the following:  



• Locate and screen mechanical and service equipment such that it appears as an
integral part of the building when viewed from any angle.

• Finish the surface of roofs with a material that is attractive and easy to maintain to
a high level of neatness.

• Design roofs to reduce the urban heat island effect.

• All principal and accessory buildings within a development must use a cohesive
palette of materials and colours that is consistently applied and contributes to the
overall quality of the community. Consider the following:

• Use a natural palette of wood, stone or brick and muted paint colour tones (e.g.
Benjamin Moore’s Historical Vancouver True Colours).

• Consistently apply materials to all sides of a building (i.e. do not emphasize the
principal facade with lesser treatment on the other facades).

• Change building materials and/or colours at interior or “reverse” corners of a
building, not at exterior corners or at changes in a facade plane.

• Use an accent colour which is harmonious with the main colours of the materials
and colours palette to unify the overall palette and to highlight architectural details
(e.g. eaves, window and door trim, railings).

• Use matte finishes or finishes with a low level of reflectivity. Reflective materials
(e.g. mirrored glass, polished stone) should be avoided.

Each development must use building and hardscape materials that are durable and 
appropriate to their use, the local climate, and the urban environment. Consider the 
following:  

• Use high quality building materials (e.g. wood, stone, brick, or acceptable
alternative) rather than materials that are visibly simulated (e.g. vinyl siding) or 
are inappropriate for an urban area (e.g. untreated or rough-sawn wood). 

FACADES 

The facades of all building walls that face public or internal streets, drive aisles, 
pedestrian pathways, parks or open space must provide visual interest. Consider the 
following:  

• Use architectural elements (e.g. fenestration, vertical and/or horizontal design
elements, secondary roof elements) and/or material or colour change. 

• Ensure blank walls do not occupy over 50% of the frontage, and a section of blank
wall does not exceed six linear metres (20 linear feet) without being interrupted by 
a window or entry, except for facades facing the service driveway.  

SIGNS 



Signs must be designed to be consistent with the architectural style, scale and materials of 
the development/building and its surrounding context. Consider the following:  

• Integrate signs into the detailing of the building (i.e. not applied as an
afterthought) but subordinate to the overall building composition. 

• Make signs visible from the street without being visually obtrusive. Design the
size, location and information to be oriented to pedestrians. 

• Use indirect lighting from fixtures integrated into the overall design and character
of the development and/or building. 

LIGHTING  

All public and semi-private sidewalks and open spaces must be equipped with lighting. 
Consider the following:  

• Use unobtrusive fixtures which are consistent with the architecture of the building
and its surrounding context. 

• Use shielded down lighting that provides for security, ambient lighting and
enhances architectural and landscape details but minimizes light pollution. 

• Minimize energy used in exterior lighting by using energy efficient lighting (e.g.
LED, solar-powered) and timer, motion or photo-activated lighting for all exterior 
areas, including walkways and driveways and for security lighting.  

TRAILS AND GREENWAYS 

All waterfront properties must provide public access to the river. Consider the following: 
• Provide public features at key points, such as waterfront lookout points, rest spots

and entry gateway elements. 
• Design all elements of the Perimeter Trail to have a high quality, cohesive

appearance that harmonizes with the riverfront community context. 
• Use a cohesive palette of durable, high quality materials which are appropriate to

the use and the local climate. Maximize the use of environmentally responsible 
materials.  

Each development adjacent to any trail, as identified on the Parks, Trails and Greenway 
Streets Map, must set buildings and other structures well back from the walkway. Ensure 
the separation between private and public space is visually and physically well-defined 
(e.g. planting, low fences, hedges). Ensure there are no barriers to public access to the 
walkway. 

ACCESSIBILITY  

Endeavour to make all pathways, building entrances and amenities of a site accessible by 
people of varying ability. Consider the following:  



• Build sidewalks and pathways a minimum 1.8 metres (5.9 feet) wide with non-
skid, uniform walking surfaces. 
• Locate entrance ramps and lifts in areas that are highly visible, easy to use and
connected to the sidewalk. 
• Where steps or high thresholds (e.g. related to FCL requirements) create a barrier,
provide an alternative route that is easily accessible to everyone. 
• Locate site furnishings (e.g. lighting, bollards, signage, guardrails, seating) where
they will not impede easy passage for those using a mobility device (e.g. wheelchair, 
scooter) or people who are visually impaired.  
• Locate parking for those with ability challenges close to accessible building
entrances.  
Use light fixtures that emit white light (i.e. not orange light) in all outdoor areas 
SAFETY  

Each development must provide a Crime Prevention Through Environmental Design 
(CPTED) report outlining the use of CPTED strategies in the design of developments and 
buildings, including open space. 

TREES AND PLANTING 

Each development must use the BC Society of Landscape Architects’ and BC Landscape 
and Nursery Association’s “BC Landscape Standard Guidelines (Latest Edition)” in 
specifying, selection, site preparation, installation and maintenance of all trees and other 
plant materials.  
Each development must integrate trees, including shade trees. Consider the following:  

• Retain existing mature trees wherever possible. Where tree removal is
unavoidable, replace with a number, species and size of trees that creates equal
value.

• Plant new trees in all parking areas and along internal streets and pathways.
• Locate deciduous trees on the south and west side of buildings to provide shade

and minimize unwanted heat gain during summer and provide solar access and
passive solar gain during winter.

Tree species and other plant materials must be of high quality, suited to their purpose and 
contribute to the overall quality of the community. Consider the following:  

• Choose species that are successful in the urban environment, easy to maintain, are
non-invasive and suited to Queensborough’s high water table. Selected tree
species should also have less aggressive rooting habits.

• Use broadleaf deciduous tree species, wherever possible, for all shade trees
including trees in parking areas. Select species that have a minimum mature height
of 15 meters (49 feet).



All trees must be planted so that they will successfully become established and develop a 
full canopy over time. Consider the following:  

• Plant street trees on internal streets in a minimum 3 metres (9.8 feet) soil
boulevard. For internal streets where the boulevard is paved, plant street trees in a
continuous trench finished with a tree grate around each tree.

• Space internal street trees consistently and so that their canopies touch at maturity,
generally one tree every 6 to 8 metres (20 to 26 feet), depending on species.

• In parking areas, plant shade trees at an approximate ratio of one tree for every
five spaces. Plant trees in a minimum 3 metres (9.8 feet) wide continuous trench
and protect trees with bollards or tree guards.

PARKING & ACCESS 

All parking associated with a development must be located and designed to reinforce a 
pedestrian oriented neighbourhood character and scale. Consider the following:  

• Integrate structured parking with the building design and have usable building
space (e.g. shallow commercial retail units) facing public streets, parks and open
spaces.

• Provide off-street surface parking behind the buildings, as required.
• Reduce visual scale and glare of large expanses of pavement by creating smaller

parking areas divided by landscaped sections which provide semi-transparent
screening.

• Visibly and physically separate pedestrian walkways from parking areas (e.g.
distinguish through grade separation, bollards, trees in tree guards, distinct
paving).

• Minimize the number of times driveways and/or internal streets cross sidewalks.

• New development must not result in an increase in the number of rail line
crossings which would result in an increase in train whistles. Remove or
consolidate existing driveways, wherever possible, to reduce the need for trains to
whistle.

• Provide wiring within parking areas for plug-in electric vehicles to meet Electric
Vehicle Ready requirements (i.e. Level 1 wiring small commercial buildings, and
Level 2 wiring for large commercial buildings).



NATURAL HAZARD DEVELOPMENT PERMIT AREA 

#1 FLOOD HAZARD 

The Flood Hazard Development Permit Area is identified as Development Permit Area 
#1 [see Map E]. Queensborough is located at the upstream end of Lulu Island in the 
floodplain of the Fraser River. Development in this area of the City is protected by 
perimeter dykes maintained by the City, which are continuous with dykes in the City of 
Richmond farther downstream. However, new buildings and structures in Queensborough 
should be constructed at an elevation that is sufficient to minimize the potential for loss 
of life and property damage in the event of dyke failure, or an extreme flood event that 
tops the perimeter dykes. The minimum construction levels, which are based on current 
knowledge of flood patterns, are 3.53 metres above Geodetic Survey of Canada (GSC) 
datum for Area A shown on the following map (flood construction level A), generally 
downstream from Derwent Way on the south side of Queensborough and Wood Street on 
the north side, and 4.20 metres above GSC datum (flood construction level B) for Area B 
upstream of Derwent Way and Wood Street. Placement of imported fill to achieve these 
construction levels could produce local settlement problems and undesirable diversion of 
flood water, so a combination of fill and structural support may be required. 

EXEMPTIONS 

The following are exempted from the requirement for a development permit: 

• Subdivision of land (buildings constructed on subdivided lots must still comply when
applicable). 
• Alteration of land not involving the construction or alteration of a building or structure.
• Buildings and structures on land in an agricultural zoning district, other than residential
buildings. 
• Buildings and structures for park and open space recreational uses.
• Construction and alteration of buildings authorized by a heritage alteration permit,
including building additions. 
• Detached accessory buildings and structures such as garages, tool sheds and
greenhouses that are not used for human habitation. 
• Residential building additions that would increase the habitable floor area of the
building by less than 25% of the floor area that existed on February 3, 2014, unless the 
building has been increased in floor area since that date without a development permit 
and the aggregate additional floor area exceeds 25% of the floor area that existed on that 
date. 
• Building alterations that do not increase the floor area of the building.

In addition, buildings and structures for industrial uses on parcels that are not adjacent to 
a dyke are exempt from the requirement for a development permit. However, owners are 



encouraged to construct industrial buildings used for business or the storage of goods and 
located in Area A at or above flood construction level A, and industrial buildings used for 
such purposes and located in Area B at or above flood construction level B. 

FLOOD CONSTRUCTION LEVEL 

Buildings and structures for residential and institutional uses in Area A should be 
constructed so that the lower surface of the floor system of the lowest storey containing 
habitable space is at or above flood construction level A. 

Buildings and structures for residential and institutional uses in Area B should be 
constructed so that the lower surface of the floor system of the lowest storey containing 
habitable space is at or above flood construction level B. 

Buildings and structures for industrial uses on parcels adjacent to dykes in Area A should 
be constructed so that the lower surface of the floor system of the lowest storey used for 
business or the storage of goods that could be damaged by flood is at or above flood 
construction level A. 

Buildings and structures for industrial uses on parcels adjacent to dykes in Area B should 
be constructed so that the lower surface of the floor system of the lowest storey used for 
business or the storage of goods that could be damaged by flood is at or above flood 
construction level B. 

If natural grade of a residential parcel is below the desired flood construction level, 
imported fill should not be used to raise the grade above 1.5 metres above GSC datum or 
150 millimeters above the centre of the road abutting the property, whichever is higher. 
In the case of floors comprised of concrete slabs, the upper surface of the concrete slab 
should be at or above the applicable flood construction level. 

NON-HABITABLE SPACE 

The following building areas are not considered habitable space for the purpose of these 
Guidelines: 

• Underground parking garages, provided that signs are posted and maintained at points
of entry indicating that the parking area is subject to flooding of the Fraser River. 
• Attached and enclosed garage not exceeding 42 square metres (452.08 square feet) in
floor area per dwelling unit. For the purpose of this calculation a secondary suite is not 
considered a unit. 

• Manoeuvring aisles used to access compliant off-street parking spaces.



• Attached carports.

• Enclosed entrance foyers up to 11 square metres (118.40 square feet) in floor area per
dwelling unit in the building. 

• Elevator shafts, provided that operation of the elevators below the applicable flood
construction level is not possible during flood events. 

• Enclosed building areas with floor to ceiling heights of less than 1.52 metres (5 feet)
measured to the underside of the floor system above. 

• Porches.

• Undercrofts enclosed only by wood lattice or similar screening.

No area below the required elevation shall be used for the installation of fixed equipment 
susceptible to damage by floodwaters, with the exception of furnaces and hot water 
heaters.  

Garbage and recycling carts may be permitted in the non-habitable space below 
the required elevation. 

Bicycle parking may be permitted in the non-habitable space below the required 
elevation. 

Site alteration and building construction should be planned and executed so as to 
minimize abrupt transitions from the elevations of adjacent sites and buildings and the 
diversion of flood waters to adjacent sites. 
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R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/16/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: DPT00021 

Item #: 62/2017 

Subject: 1002, 1012, 1016 and 1020 Auckland Street: Development Permit 

Application to Allow an 88 Unit Residential Development - 

Consideration of Issuance of Development Permit  

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that Council consider 

issuance of Development Permit DPT00021 for 1002, 1012, 1016 and 1020 Auckland 

Street. 

EXECUTIVE SUMMARY 

An application has been received to issue a Development Permit for the site at 1002, 1012, 

1016 and 1020 Auckland Street to allow a development with 88 residential units. The 

applicant has consulted with the Brow of the Hill Residents’ Association and held a public 

Open House.  

The project satisfies a number of important City policies and objectives:  

1. The project satisfies the Official Community Plan Land Use Designation and the
density identified for the site.

2. The site is in close proximity to transit, commercial amenities, schools and parks.

3. The project exceeds the requirements of the Family Friendly Housing Policy by

providing a project where 68.2% of the units are two and three bedroom units, with

23.7% of the units being three bedroom units.  The project includes 13 townhouse

units.

Item 14
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4. The project design was supported by the New Westminster Design Panel and satisfies

the intent of the Official Community Plan Development Permit Area Designation.

1. PURPOSE

This application would permit a residential development with 88 units. The purpose of this 

report is to seek a motion of from the Land Use and Planning Committee to forward this 

application to Council for consideration of the issuance of the Development Permit. 

2. POLICY AND REGULATIONS

2.1 Official Community Plan Land Use Designation 

The Official Community Plan identifies the Land Use Designation for the site as Residential 

- Multi Unit Buildings. The Plan identifies this designation as: 

Residential - Multi Unit Buildings – This designation would apply to existing low and mid 

rise buildings, areas which have previously been designated for multiple unit residential 

buildings and areas in close proximity to transit. The forms permitted would include: 

townhouses, rowhouses, stacked townhouses and low rises (up to four storeys). Six storey 
buildings may be permitted in limited circumstances. Small scale commercial (e.g. a corner 

store) may also be permitted in limited circumstances. 

The project proposed in this Development Permit Application satisfies all aspects of the 

Official Community Plan Land Use Designation. 

2.2 Official Community Plan Development Permit Area Designation 

The site is designated as part of Comprehensive Development Permit Area #1 – Lower 

Twelfth Street. The purpose of this Development Permit Area is: 

The Lower Twelfth Street area, identified as Development Permit Area #1 is designated for a 

combination of service commercial and residential uses. The Lower Twelfth Street 

Development Permit Area is intended to encourage a mix of land uses. The existing 

industrial and service commercial land uses will be encouraged and will be compatible with 
proposed residential and commercial land uses also intended for the area. This Development 

Permit Area provides objectives and guidelines for the form and character of service 

commercial and residential development. 

The project proposed in this Development Permit Application satisfies all aspects of the 

Official Community Plan Land Use Designation. 
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2.3 Zoning Bylaw 

The site is zoned Comprehensive Development Districts (1002 Auckland Street Street) (CD 

– 69). The CD – 69 zone incorporates density bonus provisions above a Floor Space Ratio of

1.5. The project proposed would have a Floor Space Ratio of 2.5. 

Density Bonus Amenity Zoning is meant to implement the Official Community Plan while 

ensuring community amenities such as community centres, recreations facilities, affordable 

housing initiatives and child care are adequately funded. This helps to ensure that the needs 

of the growing population are met without negatively impacting the existing residents. 

The amenity contributions collected from Density Bonus Amenity Zoning are currently 

allocated as follows: 

 30% towards affordable housing,

 10% towards child care

 10% towards public art, and

 50% towards general amenities (civic facilities, park space, public art, etc.).

The project conforms to the use and density allowed in the zone. No variances are required 

as part of this application. 

3. BACKGROUND

3.1 Site Characteristics and Context 

All sites in this area have steep slopes. The subject property has a 21 foot (6.4 metre) slope 

on Tenth Street, a 34 foot (10.4 metre) slope on Auckland Street, a 41 foot (12.5 me tre) slope 

on Quebec Street and a 28 foot (8.5 metre) slope on the westerly property line. The slope 

from the highest point at the corner of Tenth Street and Auckland Street to the lowest point 

of the site on Quebec Street at the westerly property line is 61 feet (18.6 metres).  

To the north is Kingdom Hall of Jehovah's Witnesses and three houses all zoned Single 

Detached Dwelling Districts (RS-1) and a 14 storey multi-family residential building with 97 

units zoned Multiple Dwelling Districts (High Rise) (RM-4).  All properties to the north are 
designated for (RM) Residential - Multiple Unit Buildings. 

To the east is a 19 storey residential building with 108 units zoned Multiple Dwelling 

Districts (High Rise) (RM-4) and a five storey residential building with 39 units zoned 

Multiple Dwelling Districts (Low Rise) (RM-2). All properties to the east are designated in 

the Official Community Plan as (RM) Residential - Multiple Unit Buildings or (RH) 

Residential – High Rise. 
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To the south and west are properties zoned Light Industrial Mixed Use Districts (M-5) and 

developed with light industrial uses. All of these properties are designated in the Official 

Community Plan as (LTS) Lower Twelfth and Sharpe Street Study Area.  

3.2 Project Description 

The project has two distinct sections. The first is a six storey apartment building with three 

levels of parking. The apartment building has 75 units and it is located toward the high side 

of the site so that the front door to the apartment building is level with the sidewalk at the 

mid-point of the Auckland Street frontage. On the low side of the site on Quebec Street are 

13 townhouse units. These units back against and “cover” most of the parking garage for the 

project.  

On the Auckland Street and Tenth Street sides, the apartment building is four to six storeys. 

On the Quebec Street side, the building is a three level townhouse with the four to six storey 

apartment building stepped back behind the townhouses. The building presents as five 

storeys toward the east property line and Tenth Street and eight storeys toward the westerly 

property line. Thus the building would have a height between 50 feet (15.24 metres) and 90 

feet (27.6 metres) when viewed from the different streets. If the average lot elevation is used 

then the building height is 73.87 feet (22.5 meters).  

3.3 Project Statistics 

Site Area: 34,775 square feet (3,230.7 square 

metres)  

Zoning: Comprehensive Development Districts 

(1002 Auckland Street Street) (CD – 69) 

FSR: 2.50 

Site coverage: 57 % 

Front Yard: Tenth Street Townhouses – 15 feet (4.6 metres) 

Apartment Building - 20 feet (6.1 

metres) 

Side Yard: Quebec Street Townhouses – 15 feet (4.6 metres) 

Side Yard: Auckland 

Street  

20 feet (6.1 metres) 

Rear Yard: West  Townhouses – 20 feet (6.1 metres) 

Apartment Building – 25 feet (7.6 

metres) 



City of New Westminster October 16, 2017 5 

Agenda Item 62/2017 

The proposed unit mix and unit sizes are shown in the following chart. 

Unit Type Number Floor Area 

Studio 1 516 square feet (47.9 square metres) 

One Bedroom 9 613 – 649 square feet (56.9 – 60.3 square 

metres) 

One Bedroom + Den 17 726 square feet (67.4 square metres) 

Two Bedroom 23 781 – 936 square feet (72.6 – 87 square metres) 

Two Bedroom + Den 17 897 square feet (83.3 square metres) 

Three Bedroom 

Apartment  

8 994 square feet (92.3 square metres) 

Three Bedroom 

Townhouse 

13 928 – 1248 square feet (86.2 – 115.9 square 

metres) 

3.4 Family Friendly Housing 

The City’s Family Friendly Housing Policy requires that 30 % of the units be two and three 

bedroom units, with 10% of the total units having three bedrooms.  

The proposed building includes 39 two bedroom or two bedroom plus den apartment units 

(44.3%), eight three bedroom apartment units (9.1%) and 13 three bedroom townhouse units 

(14.8%). Thus 68.2% of the units are two and three bedroom units, with 23.7% of the units 

being three bedroom units. The project satisfies the Family Friendly Housing Policy. 

3.5 Transportation Review 

Due to the unique slope of the site, staff has accepted three access driveways. The driveways 

provide direct access to each level of parking reducing the requirement for internal ramps 

from one parking level to the other. This allows a reduction in site coverage for the 
apartment building, leaving space for the townhouses. 

The project satisfies the Zoning Bylaw requirements for the number of resident and visitor 

parking spaces. The project proposes to provide 15 units with two parking spaces, with the 

spaces arranged in tandem, one behind the other, rather than one beside the other. These 

spaces would be allocated to 15 of the three bedroom units. The Comprehensive 

Development Zoning Schedule identifies that tandem spaces are allowed.  

3.6 Density Bonus Amenity Zoning 

The Lower Twelfth Street Area Plan identifies that for projects in this character area a base 

density Floor Space Ratio of 1.5 can be achieved. An additional amount of floor space equal 

to a Floor Space Ratio of 1.0 may be purchased through a density bonus.  
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Using the current rates in section 190.49 of the Zoning Bylaw the value of the 7,169.1 square 

feet (666 square metres) of townhouse floor space would be $573,530.93. The 27,606.1 

square feet (2,564.7 square metres) of apartment floor space would have a value of 

$1,380,305.00.  

The Bonus Density Amenity is paid at the time of the issuance of the Building Permit for the 

project. 

3.7 Public Consultation 

On November 24, 2016, the applicant attended the Brow of the Hill Residents’ Association 

meeting and presented the project. There has been no correspondence received from the 

Brow of the Hill Residents’ Association with regard to this project. On December 8, 2017, 

the applicant held an Open House to provide information on the project to adjacent residents. 

A summary of the public consultation is attached as Appendix #4. 

4. DISCUSSION

4.1 New Westminster Design Panel Consideration 

The project was considered by the New Westminster Design Panel on December 14, 2016. 

The Panel passed the following motion. 

MOVED and SECONDED 

THAT the Panel supports the project at 1002, 1012, 1016 and 1020 Auckland Street subject 

to a review of the design of the front door on Auckland Street. 

Carried. 

The minutes of the Panel consideration is attached in Appendix #3.The applicant has 

responded to the Panel’s motion by providing a design alternative for the front door. Staff 

considers that the revised design for the front door addresses the comments from the Panel. 

4.2 Conformance With The Development Permit Area Designation 

The development proposed in this application satisfies the Official Community Plan land use 

designation of Residential - Multi Unit Buildings by providing residential development 

with 75 apartment units and 13 townhouse units and a floor space ratio of 2.5.  

The project satisfies the intent of Comprehensive Development Permit Area #1 – Lower 

Twelfth Street by providing an 88 unit family oriented development that is well designed 

and appropriately sited. The project does not require any variances. 
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5. PROCESS

The review process approved by the Land Use and Planning Committee (LUPC).and the 

completion of the steps are noted below: 

1. LUPC recommendation to initiate the processing of this application. July 4, 2016

2. Application is reviewed by all City Departments. Complete

3. The project is considered by the New Westminster Design Panel. September 27, 2016

and December 14, 2016

4. The applicant held a public meeting and consulted with the Brow of the Hill

Residents’ Association. September 20, 2016

5. The project is considered by the Advisory Planning Commission. January 17, 2017

6. LUPC consideration of rezoning. March 6, 2017

7. Council consideration of the Zoning Amendment Bylaw7907, 2017 for First and

Second Reading. March 27, 2014

8. Public Hearing and Third Reading of Zoning Amendment Bylaw 7907, 2017. April

24, 2017.

9. Zoning Amendment Bylaw 7907, 2017 was adopted on May 29, 2017

10. Council consideration of issuance of Development Permit DPT00021.

6. OPTIONS

There are two options for Land Use and Planning Committee’s  consideration; they are: 

1. That the Land Use and Planning Committee recommend that Council consider

issuance of Development Permit DPT00021 for 1002, 1012, 1016 and 1020 Auckland

Street.

2. That the Land Use and Planning Committee Provide staff with alternative feedback.

Staff recommends Option 1. 

ATTACHMENTS 

Appendix 1: Project Drawings 

Appendix 2: Location Map  

Appendix 3: Considerations by NWDP 

Appendix 4: Public Consultation Summary 

Appendix 5: OCP Development Permit Area 
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This report was prepared by: 

Jim Hurst, Planning Consultant 

This report was reviewed by: 
John Stark, Acting Manager of Planning 

Jackie Teed 

Acting Director of Development 

Services 
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Location Map 





Appendix 3 

Considerations by the New 

Westminster Design Panel 



4.1 1002-1022 Auckland Street REZ00127 
OCP00017  
DPT00021 

Jim Hurst, Development Planner, summarized the report dated December 13, 2016 
regarding a proposed rezoning and Development Permit for 1002 – 1022 
Auckland Street. 

John Bingham, Bingham & Hill Architects, provided a PowerPoint presentation 
summarizing details of the project as outlined in the report December 13, 2016. 

Meredith Mitchell, M2 Landscape Architecture, spoke to the landscaping of the 
project as outlined in the report dated December 13, 2016. 

In response to questions from the Panel, Mr. Bingham and Ms. Mitchell provided 
the following information: 

• The structure would be a wood frame;
• The blank white wall on the lower left hand corner of the east elevation

would be poured concrete;
• The base of the building would be non-combustible construction; and,
• There would be no access to the outdoor amenity space if all three of the

amenity rooms were in use; however, each of the three sections of the
amenity rooms has individual access to the outdoor amenity space.

In response to the five design considerations that staff requested feedback on, the 
Panel provided the following comments: 

1. Have the comments from the September consideration of the project by the
Panel been addressed in the current submission?

The majority of concerns raised at the October 25, 2016 New Westminster
Design Panel meeting have been addressed; however, concerns were expressed
regarding the southwest massing.  It was suggested that landscaping may assist
in reducing the massing.

2. The building has a high number of units suitable for families and also has a
high site coverage at 57%.  Given the site coverage, do the private outdoor and
common outdoor areas proposed make the site suitable for families and
children?

The outdoor amenity space has been improved.  It was suggested that the larger
patios could be allocated to the three bedroom units.  It was also noted that the



site is located close to many public amenities, which could be attractive to 
families. 

3. Are the main entrance of the building on Auckland Street and the entrances to
the townhomes on Quebec Street identified appropriately?

The townhome entrances appear appropriate; however, it was suggested that
the numbers could be relocated to assist with visibility.  The main entrance off
of Auckland Street is not easily identifiable, and requires additional attention.

4. The current design shows a blank wall on the lower left corner of the east
elevation.  This wall could become a target for graffiti and does not seem to fit
with the architecture of the building.  Staff would appreciate comments on the
treatment of this wall.

It was suggested that the blank wall could be embedded with an image or have
additional landscaping planted in order to deter graffiti.

5. Staff would appreciate comments on how the proposed project conforms to the
Development Permit Area Designation.

MOVED and SECONDED 

THAT the Panel recommends support for the rezoning and Development Permit 
for 1002, 1012, 1016 and 1020 Auckland Street, with consideration made for the 
Panel’s comments regarding the main entrance off of Auckland Street. 

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



Appendix 4 

Public Consultation 

Summary 



1.0 EXECUTIVE SUMMARY 

On Thursday, December 8, 2016, Porte Development (Porte) held an Open House for their 
proposal for 1002, 1012, 1016, and 1020 Auckland Street. The Open House was an opportunity 
for members of the public to view the proposal, meet the project team, and provide 
feedback. Presentation material included area context, Porte’s vision for the site, and an 
overview of applicable city-wide policies that influence plans for the property. In addition, 
preliminary design concepts, floor plans, elevations, and shadow studies were presented. 

A total of six (6) members of the public attended the Open House. Participants were invited to 
provide feedback by filling in a comment form. Five (5) comment forms were received at the 
Open House. Respondents were asked to share their thoughts on family oriented 
housing, the amenities proposed, how the proposal contributes and fits in with the surrounding 
community, and any other feedback they may have. 

Overall, the response was highly supportive of the proposal. Respondents indicated that they 
liked the proposed built form and the provision of family-oriented units and amenities. 
Respondents also indicated that the proposed building design responds well to the site’s 
topography and takes advantage of the views. One respondent cautioned that the type of trees 
selected for the landscaping should be kept to a smaller species to prevent roots from 
damaging/lifting up the sidewalk, which could become a tripping hazard for pedestrians. 

This report provides a summary of the Open House and includes: 

• Event details including a description of the notification methods, the format of the Open House,
and an overview of the information presented; 
• A summary of the feedback received through comment forms;
• Transcription of all comment forms received; and
• A map of the notification area, as well as copies of all materials distributed or presented to the
public (notification flyer, Open House presentation material, and comment form). 

2.0 EVENT DETAILS 

Date: Thursday, December 8, 2016 
Time: 5:30 pm – 8:00 pm (drop in) 
Location: Classroom N3412, Douglas College, 700 Royal Avenue, New Westminster, BC 
Notification: 
A number of methods were used to notify members of the public of the Open House, including a 
Canada Post unaddressed mail drop, an advertisement in the New Westminster Record, and a 
meeting with the Brow of the Hill Residents’ Association. 

A. Flyer Notification 

6,706 flyer invitations were distributed to neighbouring residents via Canada Post unaddressed 
mail drop. The notification was sent to residents within 100 metres of the site. See Appendix A 
for a copy of the flyer invitation. See Appendix B for a map of the flyer distribution 
area. 

B. Newspaper Advertisement 



The Open House was advertised in the New Westminster Record newspaper on November 24 
and December 1, 2016. See Appendix C for a copy of the newspaper advertisement. 

C. Residents’ Association Meeting 

On November 24, 2016 members of the project team gave a presentation to the Brow of the Hill 
Residents’ Association, followed by a question and answer session. The purpose of the 
presentation was to provide an overview of the proposal and to answer any questions 
the community might have. The Residents’ Association’s members were also invited to attend 
the Open House at the meeting. 

An email was also sent to the Residents’ Association the day before the Open House to notify 
members that the Open House display materials and comment forms would be made available 
online. This was done due to inclement weather that was anticipated the day of the Open 
House. See Appendix G for a copy of the presentation to the Brow of the Hill Residents’ 
Association. 

Attendees: 

A total of 6 members of the community attended the Open House. 

Comment Forms Received: 
A total of 5 comment forms were received at the Open House. An additional one-week window 
(until December 16, 2016) was provided for submission of additional comments by email. No 
additional comments were received during this time. See Appendix D for a copy of the comment 
form. See Appendix E for a full transcription of all comments received. 

Open House Format: 

A “Welcome” board was placed outside the entrance to Classroom N3412 and a sign-in table 
was placed inside the room entrance. Members of the project team greeted visitors at the 
entrance and encouraged attendees to sign in, review the boards, and complete a 
comment form before leaving. Display boards were arranged clockwise around the room. 
Each attendee was offered a comment form as they signed in, and comment forms were also 
available on the tables in the centre of the classroom. Tables and chairs were placed in the 
centre of the room to allow attendees to sit down to fill out comment forms. Comment 
forms were accepted for one week following the Open House (until December 16, 2016) and 
could be submitted by email. In anticipation of inclement weather, the Open House boards and 
a copy of the comment form were put on the Brook Pooni Associates website 
(www.brookpooni.com/resources) mid-day on December 8, 2016. An email was also sent to the 
Brow of the Hill Community Association and the City of New Westminster the day before the 
Open House to inform them that the materials would be available online in the event that 
residents were unable to attend. 
Presentation Material: 

3.0 FEEDBACK SUMMARY 

Feedback was collected on comment forms distributed to Open House attendees. Comment 
forms were also accepted for one week following the Open House (until December 16, 2016) 



and could be submitted via email. 5 comment forms were received at the Open House. No 
comment forms were received after the event. 
Participants were asked to share their thoughts on family-oriented housing, the amenities 
proposed, and how the proposal contributes to and fits in with the surrounding community, in 
addition to any other feedback they may have. Overall, feedback was highly supportive 
of the proposal. Respondents indicated that they liked the proposed built form and the provision 
of family-oriented units and amenities 
. 
Respondents also indicated that the proposed building design responds well to the topography 
of the site and takes advantage of views. 

One respondent cautioned that the type of trees selected for the landscaping should be kept to 
a smaller species to prevent roots from damaging/lifting up the sidewalk, which could become a 
tripping hazard for pedestrians. 

Responses to the comment form questions are summarized below. 

Question #1: What are your thoughts on family-oriented housing and on Porte’s efforts to 
address the need for family-oriented 
housing in New Westminster? 

Respondents indicated support for family-oriented housing in New Westminster. They also 
stated that the proposed townhouse form is appropriate for this site. One comment suggested 
that the building responded well to the slope of the site. 

Question #2: Please share your thoughts on the amenities identified in our proposal. 

Respondents indicated that the proposed amenities would be positive additions to the area and 
felt that existing amenities in the area were in need of upgrading and modernization. One 
comment provided support for the play space and the proposed parking access design. 

Question #3: What are your thoughts on how this proposal contributes to the 
surrounding community? 

Comments suggested that the proposal would provide “eyes on the street” and would have 
good views. One respondent cautioned that the type of trees selected for the landscaping 
should be kept to a smaller species to prevent roots from damaging/lifting up the sidewalk, 
which could become a tripping hazard for seniors. 

Question #4: What are your thoughts on how the proposal fits into the surrounding 
context? 

Comments were supportive of the way the proposal fit into the site’s topography. One 
respondent indicated that the proposed development would fit well with the suburban nature of 
the neighbourhood. 

Question #5: Please share any other thoughts you may have on our proposal. 

Respondents felt the proposal would be appropriate for the area and the scale of the proposal 
fits well within the surrounding context. 



4.0 CONCLUSION 
Porte hosted an Open House between 5:30 pm to 8:00 pm on December 8, 2016 at Douglas 
College to provide members of the public with an opportunity to view the proposal for 1002-1020 
Auckland Street. In total, 6 members of the public attended the Open House and 5 attendees 
provided comment forms. All of the comment forms were supportive of the proposal and 
indicated that it would be a positive addition to the neighbourhood. One of the comment forms 
offered caution with respect to the type of trees that would be provided on site. The Project 
Team will consider the feedback received from the Open House as they refine the design 
concept through the rezoning application process. 
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 Official Community Plan 

Development Permit Area 

Designation



#1 Lower Twelfth Street 

The Lower Twelfth Street area, identified as Development Permit Area #1 [see Map D3] is 
designated for a combination of service commercial and residential uses. 

The Lower Twelfth Street Development Permit Area is intended to encourage a mix of land uses. 
The existing industrial and service commercial land uses will be encouraged and will be 
compatible with proposed residential and commercial land uses also intended for the area. 

This Development Permit Area provides objectives and guidelines for the form and character of 
service commercial and residential development.  

Objectives 

The objectives of this designation are: 

• Create a compact, complete neighbourhood where residents can live, work, shop and play.

• Encourage the provision of a variety of housing units to provide more housing choices.

• Consider new residential uses that are compatible with existing uses (e.g., lofts or live/work
studios). 

• Ensure architectural designs complement the neighbourhood context.

• Encourage the adaptive reuse of the Gas Works building as a community asset and use the
structure as a basis for a viewing area and neighbourhood activities. 

• Link the area to the surrounding community with a reduced emphasis on the automobile
(greenways, bike routes, transit and facilities). 

• Design buildings to maintain or enhance the view corridors of the Fraser River.

Guidelines 

Development permits issued in this area shall be in accordance with the following guidelines: 

• Ensure that development provides for a mix of residential and commercial uses that are
organized in such a manner to provide for view corridors of the river, public open space, and a 
public pedestrian and vehicular circulation system that relates to the existing patterns of New 
Westminster. 

• All streets shall have street trees and landscaping, and shall consider traffic c calming
measures, sidewalks, pedestrian road crossing, street furniture, public art, pedestrian lighting, 
and historic theme and materials in street design. 



• Form, orientation, and view corridors shall respect surrounding buildings to minimize visual
intrusion. 

• Area themes shall be inspired by heritage reference with a contemporary response where
appropriate (using architectural elements from the Gas Works building). 

• Review building design, lighting and signage in relation to Crime Prevention Through
Environmental Design guidelines. 

• Building should be sited to provide “eyes on the street” for crime prevention as well as a buffer
(e.g., acoustic, visual) to the traffic corridor, for the surrounding neighbourhood. 

• Residential and commercial uses along the street shall have a building setback after the first
two to three floors. 

• Building top should be complete with a distinguished feature or cornice line that
screens mechanical structures and other elements from view. 

• Green roofs such as roof gardens and parkettes are encouraged.

• Employ technical approaches to sound insulation in building construction in this area (e.g., near
high traffic streets or intersections). 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/16/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: HER00651 

Item #: 63/2017 

Subject: 224 Sixth Avenue: Heritage Revitalization Agreement - Preliminary 

Report  

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend staff process the Heritage 

Revitalization Agreement and Heritage Designation applications for 224 Sixth 

Avenue based on the process outlined in this report. 

EXECUTIVE SUMMARY 

A Heritage Revitalization Agreement application has been received in order to allow 

subdivision of a property in the Queen’s Park neighbourhood into two  lots, and allow 

construction of a new house with a larger Floor Space Ratio (FSR) on the newly created lot. 

In exchange, the applicant proposes to retain and restore the 1937 Makepeace House, which 

is protected under the Heritage Conservation Area, and further agrees to long-term heritage 

protection through both a Heritage Revitalization Agreement and Heritage Designation 

Bylaw.  

The relaxations to the Zoning Bylaw being requested through this application include a 

smaller lot size and a resultant increase in the FSR for the proposed new lot and house 

(proposed at 0.66 FSR). The heritage house would retain a lower than permitted FSR 

(proposed at 0.4 FSR). Both houses are proposed to contain secondary suites. 

Item 15
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1. PURPOSE 

 

This application would permit subdivision to create a new single detached dwelling lot in 

exchange for restoration and stronger protection of the heritage house. The purpose of this 

report is to request the Land Use and Planning Committee (LUPC) recommend that staff 
proceed with processing the application as outlined in this report.  

 

2. POLICY AND REGULATIONS 

  

2.1 Official Community Plan (OCP) 

 

The OCP designation for this site is Residential—Detached and Semi-Detached, as described 

below:  

 

Purpose: To allow low density ground oriented residential uses including 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 dwelling unit (e.g. 

laneway house, carriage house). 
 

Complementary Uses: Lots with single detached dwellings may also include a secondary 

suite and/or a detached accessory dwelling unit (e.g. laneway house, carriage house). 

 

Maximum Density: Low Density Residential. 

 

Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a property 

may be eligible for incentives such as a smaller minimum lot size, an increase in density, or 

reduced parking requirements, which would make it viable to conserve assets with heritage 

merit. A Heritage Revitalization Agreement may also be used to 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 complies with the OCP designation for this site. 

 

2.2 Zoning Bylaw 

 

The existing zoning for the site is RS-1 (Single Detached Dwelling District). The new lot 

which would be created through the subdivision proposed in this application would also be 

RS-1 (Single Detached Dwelling District). The intent of this district is to allow single 

detached dwellings, with laneway houses, carriage houses or secondary suites. Some 

accessory uses, such as home based businesses, are also permitted.  
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The proposed lot size and alterations for the heritage house conform to the Zoning Bylaw. 

The proposed new house requires relaxations for the lot size, Floor Space Ratio and frontage 

width. As such, a Heritage Revitalization Agreement is required to permit 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, 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.   

 

2.4 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.  
 

2.5 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.  

 

2.6 Queen’s Park Heritage Conservation Area 

 

The subject property is located within the Queen’s Park Heritage Conservation Area. Due to 

the age of the existing building, the property is listed in the Advanced category of protection 
under the Conservation Area policy. A Heritage Revitalization Agreement, and subsequent 

Heritage Designation, would increase the level of heritage protection on the principal 

building. This is in line with the goals of the Heritage Conservation Area which seeks to 

retain the historic building stock, and streetscape character of the Queen’s Park 

neighbourhood.   

 

Heritage Alteration Permits (HAP) would be required for changes to the front, sides or 

roofline of the existing building, for subdivision of the lot, and for construction of a new 
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principal building on the new lot. The HAPs would be approved by the Director of 

Development Services, as delegated by Council. The design of the proposed new house 

would be subject to the Queen’s Park Heritage Conservation Area Design Guidelines.  

 

3. BACKGROUND 

 

3.1 Site Characteristics and Context 

 

The subject site is located on the northern most edge of the Queen’s Park neighbourhood and 

is a lot with a total area of 10,890 sq.ft. (1,012 sq.m.). The existing heritage house on the lot 

has 2,561 sq.ft. (238 sq.m.) of floor space and a Floor Space Ratio of 0.235. The site fronts 

onto Sixth Avenue, a busy street, and is relatively flat. The site is one block from the Herbert 

Spencer Elementary School to the east, and four blocks from the Sixth and Sixth commercial 

area to the west. A site location map is included in this report as Attachment 2.  

 

The properties adjacent to and across the street from the subject property are all single 

detached dwellings that range in age from 1908 to 2006, with Floor Space Ratios that range 

from 0.239 to 0.564. The property to the east of the subject site has a lot size of 6,534 sq.ft. 

(607 sq.m.), and the property to the west of the subject site has a lot size of 4,356 sq.ft. 

(404.7 sq.m.). 
 

4. PROJECT DESCRIPTION  

 

4.1 Project Description  

 

A Heritage Revitalization Agreement (HRA) application has been received which proposes 

to subdivide the property into two lots and construct a new house on the newly created lot. In 

exchange, the applicant proposes to retain and restore the 1937 Makepeace House, and 

agrees to long-term heritage protection for the house through both a Heritage Revitalization 

Agreement and Heritage Designation Bylaw. Both houses would contain secondary suites. 

Preliminary three-dimensional renderings and architectural elevations of the houses, and the 

proposed Site Plan and Landscape Plan are included in this report as Attachment 1.  

 

Heritage House 

 
The proposed lot size and renovations for the heritage house conform to the Zoning Bylaw, 

and the site’s Official Community Plan (OCP) designation. As a result of the subdivision, the 

Floor Space Ratio of the heritage house would increase from 0.235 up to 0 .4. The heritage 

house would continue to have four bedrooms in the principal dwelling. A two bedroom 

secondary suite would be added to the basement as part of the HRA. The design of the suite 

would be required to comply with the City’s Secondary Suites Guidelines.  
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Through the HRA, the heritage house would be Designated, in which future development is 

no longer entitled, but could be permitted through a Heritage Alteration Permit.  

 

Proposed New Lot and House 

 
The proposed new house and lot is consistent with the site’s Official Community Plan (OCP) 

designation. However, relaxations to the zoning would be required for the lot size, Floor 

Space Ratio (FSR), and frontage width. The proposed relaxations are listed in this report 

under section “4.2 Project Statistics” (below). The new house would have three bedrooms, 

and a Floor Space Ratio of 0.66. The new house is also proposed to contain a one bedroom 

secondary suite in the basement, the design of which would be required to comply with the 

City’s Secondary Suites Guidelines.  

 

Lane Dedication and Shared Access off Sixth Avenue 

 

The City would require 10 ft. (3.05 m.) at the rear of the property as dedication for a future 

laneway on the lots along the south side of subject block of Sixth Avenue. The 10 ft. 

dedication is accounted for in the proposed plans, and proposed density. 

 

As pictured in the Site Plan in Attachment 1, it is proposed that the subdivided lots would 
share a driveway accessed off of Sixth Avenue, likely until such a time that rear access from 

the laneway is developed. Though this would require shifting the location of the driveway 

entrance to the east, there would be no net increase of driveway crossings along Sixth 

Avenue. The shared driveway would be secured with an easement. At the rear of the 

property, the shared driveway would end with a turnaround between a two-car carport to 

each side, in the respective lots’ rear yards.   

 

Shifting the driveway may require relocation of a boulevard tree. The scope of the tree’s root 

protection zone is not yet confirmed, and it is possible that the root protection zone may 

conflict with the proposed driveway location. Should this be the case, staff would work with 

the applicant towards a design solution through the HRA process.  

 

4.2 Project Statistics and Proposed Relaxations 

 

Below are tables of statistics for the existing lot, followed by tables of relaxations that would 
be considered through the HRA for the new house. Elements of the Zoning Bylaw proposed 

to be relaxed are highlighted in grey. The heights, setbacks, and accessory site coverage 

proposed for the new house are all consistent with the RS-1 zoning. Existing and proposed 

elements for the heritage house are all consistent with the RS-1 zoning. 
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Figure A: Existing Site Statistics 

 Existing Characteristics 

Zoning RS-1 (Single Detached Dwelling District) 

OCP Designation RD (Residential Detached and Semi-

Detached) 

Heritage Conservation Area status Advanced (protected) 

Site Area 10,890 sq.ft. (1,012 sq.m.) 

Site Frontage 82.51 ft. (25.15 m) 

Lot Depth 132 ft. (40.23 m.) 

 
Figure B: Existing Heritage House Statistics 

 Existing Characteristics 

Total Floor Space  2,561 sq.ft. (237.9 sq.m.) 

Below Ground Floor Space 1,034 sq.ft. (96.1 sq.m.) 

Floor Space Ratio 0.235 

Site Coverage 9.6% 

 

Figure C: Relaxations Table – Proposed New House and Lot 

 Required in RS-1 

Zoning 

Proposed for 

New House 

Relaxation 

Site Area 6,000 sq.ft.  

(557.4 sq.m.) 

4,323 sq.ft. 

(401.6 sq.m.) 

1,677 sq.ft. 

(155.8 sq.m.) 

Site Frontage 34 ft.  

(10.4 m.) 

33.25 ft. 

(10.1 m.) 

0.75 ft. 

(0.2 m.) 

Floor Area 2,161.5 sq.ft.  

(200.8 sq.m.) 

2,785 sq.ft. 

(258.7 sq.m.) 

623.5 sq.ft. 

(57.9 sq.m.) 

Floor Space Ratio 0.5 0.66 0.16 

Site Coverage 35% 27.6% None 

Off-street Parking 2 2 None 

 

Figure D: Relaxations Table-- Heritage House and Lot 

 Required in RS-1 

Zoning 

Proposed for 

Heritage House 

Relaxation 

Site Area 6,000sq.ft. 

(557.4 sq.m.) 

6,484.8 sq.ft. 

(602.5 sq.m.) 

None 

Site Frontage 37.2 ft. 

(11.3 m.) 

49.25 ft. 

(15 m.) 

None 

Floor Area 3,242.4 sq.ft. 

(301.2 sq.m.) 

2,630 sq.ft. 

(244.3 sq.m.) 

None 

Floor Space Ratio 0.5  0.4 None 

Site Coverage 35% 21.5% None 

Off-street Parking 2 2 None 
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5. DISCUSSION 

  

5.1 Heritage Benefit 

 

Heritage Value 
 

The Statement of Significance indicates that the house has social, cultural, and aesthetic 

value. The Makepeace House was constructed in 1937 in the Romantic English Revival style 

which was favoured in the Lower Mainland after the turn of the century until the early 

1940s. The style evokes nostalgia and the informal charm of a country cottage. The wide-

spread construction of homes in this style, especially by veterans, is considered to be a 

reaction against the experience of war, and a look back to an earlier more idyllic past. The 

house is considered to have social value in the community as the home of New 

Westminster’s Police Staff Sargent Makepeace, who resided there with his wife from 1939 -

1980.  

 

Further historic details and the Statement of Significance for this property, are included in 

this report as Attachment 3. Photographs of the house are included in Attachment 3.  

 

Heritage Conservation 
 

Overall, the proposed changes would not impact the character defining elements of the 

heritage house, and the heritage value of the house would be preserved.  

 

Through the HRA, the Makepeace house would be moved northwest on the lot from its 

existing location, to accommodate for the new house. New foundations, allowing space for a 

basement, would be poured. New concrete or stone font entryway stairs would be required 

due to the move. In addition, a number of the house’s original elements including the stucco 

cladding, wood trim, wood-clad eaves, rafter tails, roof with rolled edges, chimney, and 

wood windows and doors on the front façade would be retained and restored, per the 

project’s draft Heritage Conservation Plan.  

 

The draft Heritage Conservation Plan does not indicate that wood windows are present or 

would be restored on the side and rear elevations. As the property would be Designated, 

restoration of all windows would be required. Staff would work with the applicant to ensure 
this detail, and other conservation-material related inconsistencies, are confirmed on the 

architectural plans, prior to the project proceeding to review by City committees and public 

consultation.  

 

Queens Park Heritage Conservation Area 

 

Under the Heritage Conservation Area, the existing house is protected due to its age 

(Advanced category). However, unlike individual property Designation, the existing density 
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entitlement allowed under the Zoning Bylaw remains. The HRA proposal would allow 

development on the site to a similar level as the Zoning Bylaw and simultaneously would 

ensure the retention and restoration of the Makepeace House. Retention, restoration and 

long-term legal protection of the Makepeace House, as well as the introduction of sensitively 

designed new construction, as is proposed in the HRA, is consistent with the goals of the 
Heritage Conservation Area policy.  

 

The proposed conservation work, described in the “Heritage Conservation” section above, is 

consistent with the Queen’s Park Heritage Conservation Area Design Guidelines for 

Protected Buildings, and the Standards and Guidelines for the Conservation of Historic 

Places in Canada.  

 

5.2 Density and Unit Increase 

 

Density 

 

The site is zoned RS-1, which permits a 0.5 Floor Space Ratio (FSR), which could result in 

up to 5,445sq.ft. (505.9 sq.m.). The heritage house is currently 2,561 sq.ft. (238 sq.m.) in 

size. As such, it is likely possible to build an addition onto the existing house which would 

be more than double its size. Retaining the features which give the heritage house value, and 
ensuring a feasible and good quality design, while incorporating such a large addition would 

be difficult to achieve.  

 

The proposed Heritage Revitalization Agreement would retain the external appearance and 

original materials of the heritage house on all four sides which would ensure the integrity 

and value of the heritage house. Staff considers the increase in density on the site, and the 

increase in Floor Space Ratio proposed for the new house, acceptable in relation to the 

heritage benefit of full retention and Heritage Designation of the 1937 Makepeace House.  

 

Subdivision 

 

The current zoning permits a principal unit and up to two accessory units (secondary suite 

and laneway or carriage house) with a total for all of 0.6 FSR. The heritage house on the site 

is currently being used as one principal dwelling unit. The HRA proposal would allow 

subdivision to create a new single detached dwelling lot with a principal unit and secondary 
suite, as well as a second suite with the heritage house. The HRA would enable a net 

increase of one principal unit, compared to the zoning entitlement. Staff considers the 

increase in unit count proposed for the site acceptable in relation to the heritage benefit.  

 

No Detached Accessory Dwellings 

 

Carriage houses are not being considered for either lot as part of this application largely due 

to the lane dedication, consideration of parking requirements, and the retention of a number 
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of significant trees in the rear yard. The proposed size of the new house would preclude the 

addition of a carriage house in the future, under the existing zoning. The heritage house 

would be Designated as part of the HRA, and as such a carriage house would no longer be a 

zoning entitlement in the future but could be permitted by Council through an amendment to 

the Heritage Revitalization Agreement.  
 

Parking 

 

The proposal would increase the unit count. However, the HRA also meets the off-street 

parking requirements in the Zoning Bylaw for all four units. No parking relaxation is 

proposed at this time. 

 

5.3 Consistency with Context 

 

Density and Site Coverage 

 

The properties along the block, and along the block across the street from the subject 

property, are all single detached dwellings with Floor Space Ratios (FSR) that range from 

0.239 to 0.564.  

 
The FSR proposed for the heritage house is 0.4, which is below the density entitlement  

available under the RS-1 zone, and is consistent with the surrounding properties.  

 

The FSR of the proposed new house lot is 0.66, which is 0.16 higher than available for a lot 

of that size under the Zoning Bylaw, and is higher than the FSR of the surrounding lots. 

However, independently, the total floor space and the lot size for the proposed new house are 

consistent with the adjacent houses. The total floor space is reasonable for a three bedroom 

house.  

 

Below is a table which compares the adjacent properties’ total floor space and FSR with the 

proposal:  

 

Figure E: FSR and Floor Space Comparison with Adjacent Properties 

Address FSR Floor Space 

Available in RS-1 Zoning 0.50 N/A 

214 Sixth Ave 0.35 3,029 sq.ft. 

(281 sq.m.) 

216 Sixth Ave (adjacent to the east) 0.35 2,259 sq.ft. 

(210 sq.m.) 

223 Sixth Ave (north, across the street) 0.50 2,856 sq.ft. 
(265 sq.m.) 

224 Sixth Ave (proposed for heritage house) 0.40 2,785 sq.ft. 

(259 sq.m.) 
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Proposed for New House  0.66 2,630 sq.ft. 
(244 sq.m.) 

225 Sixth Ave (north, across the street) 0.44 2,505 sq.ft. 

(233 sq.m.) 

226 Sixth Ave (adjacent to the west) 0.43 1,880 sq.ft. 
(175 sq.m.) 

228 Sixth Ave  0.56 2,456 sq.ft. 

(228 sq.m.) 

 

Lot Size 
 

The proposed lot sizes are consistent with the properties directly adjacent to the site, as 

demonstrated in the table below: 

 

Figure F: Lot Size Comparison with Adjacent Properties 

Property Description Lot Size 

Adjacent to the east of the subject site 6,534 sq.ft.   (607 sq.m.) 

Adjacent to the west of the subject site 4,356 sq.ft.   (404.7 sq.m.) 

Proposed lot for heritage house 6,484.8 sq.ft.(602.5 sq.m.) 

Proposed lot for new house (relaxation needed) 4,323 sq.ft.   (401.6 sq.m.) 

 

Setback 

 

The original siting of the heritage house was further back (south) on the lot than the siting of 

the houses on adjacent properties. As part of the proposal, the heritage house would be  
moved forward on the lot (northwest) to accommodate the new house. The proposed location 

of the heritage house, and the setback of the new house, are both compliant with the Zoning 

Bylaw, and are consistent with the surrounding properties. 

 

An illustrated estimate of the setbacks of the houses on either side of the site was provided 

by the applicant, and is available in Attachment 4.  

 

5.4 Design of New House and Landscaping 

 

Queen’s Park Heritage Conservation Area Design Guidelines for New Construction  

 

The proposed new house satisfies the requirements of the Design Guidelines for New 

Construction as the design is compatible in form, scale, and massing with the historic 

Makepeace house, as well as the other historic houses on either side of the subject site. 

Overall, the proposed design would be considered respectful of the traditional style. The 
house would be distinguishable as a contemporary building through subtle architectural 

detailing and finishes, rather than massing. 
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Specifically, the roofline of the proposed house has the “recommended” gable on the front 

façade, and a pitch similar to other houses on the block. Also, per the “recommended” 

category of the design guidelines, the proposed design includes rectangular massing, an open 

and elevated lower level porch, and vertically oriented windows. 

 
Similar to the Heritage Conservation work for the heritage house, materials are not yet 

specified for the new house. Materials should be confirmed to ensure consistency with the 

design guidelines. This would be resolved by staff working with the applicant through the 

HRA process, prior to the project proceeding to review by City committees and public 

consultation.  

 

Queen’s Park Heritage Conservation Area Design Guidelines for Private Landscapes  

 

The Queen’s Park Heritage Conservation Area Design Guidelines include a non-mandatory 

section for landscape design on private property. The proposal satisfies the requirements of 

the design guidelines for the level of tree retention, and the layering of garden beds, low 

shrub planting, and lawn. Additionally, the proposed pedestrian access paths from Sixth 

Avenue, and the custom living fencing fall into the “recommended” category of the design 

guidelines.  

6. CONSULTATION 

 

The applicant would be required to undertake public engagement as part of the application 

process. This includes a presentation to the Queen’s Park Residents’ Association, and an 
applicant led Public Open House. The application would also be reviewed by the Community 

Heritage Commission and by the Advisory Planning Commission, both of which would 

provide a recommendation to Council.  

 

7. APPLICATION REVIEW PROCESS 

 

The anticipated steps in the application review process are:  

 

1. Preliminary Report to Land Use and Planning committee (October 16 2017); 

2. Staff would work with the applicant to resolve any outstanding issues; 

3. Review by the Community Heritage Commission (November 2017);  

4. Applicant-led Public Open House; 

5. Presentation to the Queen’s Park Residents’ Association;  

6. Review by the Advisory Planning Commission (January 2018);  
7. Report to Land Use and Planning Committee (February 2018); 

8. Land Use and Planning Committee referral of applications to Council for 

consideration of First and Second Reading of Bylaws (February 2018); 

9. Council consideration of Frist and Second Reading of Bylaws (February/March 

2018); 

10. Public Hearing and Council consideration of Third Reading (March 2018); 
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11. Completion of Adoption Requirements; 

12. Consideration of adoption of Heritage Revitalization Agreement and Heritage 

Designation bylaws (April 2018). 

 

8.  OPTIONS 

 

The following options are offered for consideration of the Land Use and Planning 

Committee:  

 

1. That the Land Use and Planning Committee recommend staff process the Heritage 

Revitalization Agreement and Heritage Designation applications for 224 Sixth 

Avenue based on the process outlined in this report;  

 

2. That the Land Use and Planning Committee provide staff with alternative direction. 

Staff recommends Option 1.  
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Heritage Conservation Plan   ::   224 Sixth Ave. New Westminster, BC    ::   September 2017

Statement of Significance 

Description of Historic Place 

The Joseph and Eileen Makepeace House is a one-and-one-half storey, wood-framed dwelling located 
on the south side of Sixth Avenue about mid-block between Second and Third Streets in the Queen’s 
Park neighbourhood of New Westminster. The asymmetrically designed house is set back in its lot 
leaving a generous front yard, and features a side-gabled roof intersecting with a front-gabled wing. 

Heritage Values of Historic Place 

Built in 1937, the Joseph and Eileen Makepeace House is historically significant for its connection to 
the late 1930s and early 1940s development in historic Queen’s Park, a neighbourhood considered the 
most prestigious residential area of New Westminster. Although Queen’s Park character is often 
defined by its turn-of-the 20th century Victorian and Edwardian homes, this house is significant for its 
association with a later wave of residential development which introduced new architectural styles to 
the neighbourhood and filled in the remaining unbuilt lots, sometimes through subdivision of larger 
properties. 
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Heritage Conservation Plan   ::   224 Sixth Ave. New Westminster, BC    ::   September 2017

This house has social heritage value as the purpose-built, long-term Makepeace family residence. 
England-born Joseph Laurence Makepeace (1907-1986) served on New Westminster’s police force for 
30 years from 1942 until his retirement as Staff Sergeant in 1972.  Saskatchewan-born Eileen Margaret 
Makepeace (nee McKessock 1915-1991) was a school teacher as were both their daughters Heather 
and Jean. 

Aesthetically, this building is significant as a good example of the late 1930s residential architectural 
trend for Romantic English Revival styles - a favoured house style in neighbourhoods all over the Lower 
Mainland until the early 1940s. Popular designs included variations on Tudor Revival, Storybook and as 
in the case of the subject house - English Cottage Revival, a style which evokes the informal charm of a 
country cottage, and typically features wide, low asymmetrical forms with prominent gable roofs and 
chimneys. 

The house is valued for its continuous use as a single-family dwelling and a long-term home for only 
three local families since construction. The Makepeace family resided here for 43 years until 1980, 
followed by Gregory and Patricia McClleland (28 years 1985-2013) and currently by the family of 
school principal Phil Cookson and university professor Vandy Britton. 

Character Defining Elements 

• Location on Sixth Avenue in the Queen’s Park neighbourhood of New Westminster

• Siting towards the front (north) of the lot with deep front yard

• curved pathway leading from street to house

• Continuous residential use since 1937

• Residential form, scale and massing as expressed by its one-and-one-half storey height with
projecting front-gabled wing

• Side-gabled roof intersecting with a front-gabled projecting wing. An additional, lower stepped
gabled projection is on the east elevation. All roofs have overhanging eaves and rolled edges.

• Projecting front entrance porch with rolled gabled roof

• Stucco cladding throughout the exterior wall plane

• Original window openings with projecting wood sills. Facade features wood sash pictures windows
(triple and double assemblies) and a wood arched window on the upper level.

• Original wood front door with matching English Cottage Revival speakeasy grill, mail slot and
handle

• Narrow window and door wood trims with backband moulding

• Internal brick chimney with corbeled top
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Historic Background  

The above partial view of a 1913 fire insurance map for New Westminster, shows the subject house’s 
immediate area from Sixth to Fifth Avenues (top to bottom) and from Second to Fourth Streets (right 
to left). There appear to be several undeveloped lots still available on the eve of World War I, but 
there will be a halt in construction from 1913 until the 1920s and 30s due to the lasting economic 
downturn sparked by the War. The subject property, undeveloped in 1913, is outlined in red. By 1957, 
the date of the subsequent fire insurance map (below), all the lots have been filled in including the 
subject lot (constructed in 1937) and its 

a d j a c e n t 
neighbour at 216 
S i x t h A v e n u e 
(constructed in 
1923). 
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left: partial view of plate 
120 from Goad atlas for 
Vancouver (New 
Westminster vol III) - 
1913. 

source: New 
Westminster Public 
Library Special 
Collections

left: partial view of plates 
42 and 43, fire insurance 
map for New Westminster 
- 1957.  

source: New Westminster 
Public Library Special 
Collections
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Interwar residential development in Queen’s Park 

In the interwar years Queen’s Park saw a significant wave of residential development, partially involving 
subdivision of some of the larger lots and the introduction of new houses, but in many cases involving 
the demolition of the original 1880s or 1890s homes and their replacement with Revival style houses. 
Some of this era’s houses were designed by renowned local architects, but many were simply copied 
from house plan catalogues of the time. Most of this development occurred between 1937 and 1940.  

Below are examples of house plan models from the 1936 Sears Roebuck Modern Homes catalogue - 
one of many available house plan catalogues that influenced house designs such as that of the subject 
house. In this catalogue, these designs we today consider English Revival style were called "modern 
English" style, and were highly popular models (many buyers bought the materials along with the 
plans). 
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The Parkside 1936 - Model # 13283A

The Wilmore 1936 - Model # 3306



Heritage Conservation Plan   ::   224 Sixth Ave. New Westminster, BC    ::   September 2017

Research Findings 

Civic address: 224 Sixth Avenue, New Westminster BC 

Legal description: LOT 31, SUBURBAN BLOCK 10 (LT 32 OF LOT 2 & 3), PARCEL A, PLAN NWP2620 

Date of construction: 1937 (New Westminster CityViews permit database) 

Builder and Original owner: Joseph Makepeace 

Residents/owners: 

1938 - vacant 

1939 - 1980 Joe and Eileen Makepeace (warehouseman at Kelly Douglas 1939-1941, Police Constable

1942-1950, Police Sergeant 1951-1972. Eileen - secretary @ White Shrine Order of Bethlehem in the 

early 1950s and later - teacher) 

1981-1984  vacant/no return 

1985 - 2012 Gregory and Patricia McClleland - (Air Canada and BC Tel employees) 

2013 - current  Phil Cookson and Vandy Britton (school principal and university professor) 
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Archival Photographs 
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Police Staff Sergeant Joe Makepeace in his 
police car - 1966. New Westminster's coat of 
arms were painted on the door of city police 
cars that year to mark the 100th anniversary of 
the united colony of British Columbia. 

source: NWMA IHP10000-2045

The 1947 Police Ball 
Committee: from left - B. Skea, 
A Cys, J. Makepeace, P. 
Mechan, R. Keary, W. Fraser  

source: NWPL 1124
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Current Photographs 
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front view (north)

rear view (south)
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side view (west)

side view (east)
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_________________________________________________________________________ 
Ance Building Services   ::  739 Campbell Avenue, Vancouver BC V6A 3K7  tel:  604.722.3074   ::   Page !11

view of original front door 
and wood door and 
window trim

context view with its 
two neighbours to the 
west dating from 1911.



Attachment 4 

Illustrated Estimate of Setbacks on Sixth Avenue 



 

224 Sixth Avenue – Draft Heritage Conservation Plan (page 13) September 2017 



R E P O R T  
Development Services 

To: Land Use and Planning Committee Date: 10/16/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: REZ00151 

Item #: 65/2017 

Subject: 118 Royal Avenue: Rezoning from Single Detached Dwellings to 

Comprehensive Development District (118 Royal Avenue) (CD-77) and 

Development Permit for a Four Unit Rowhouse Development - 

Preliminary Report  

RECOMMENDATION 

THAT the Land Use and Planning Committee recommend that staff process the 

Rezoning and Development Permit applications for the subject property (118 Royal 

Avenue) based on the process outlined in this report, and that Council be forwarded 

this report for information. 

EXECUTIVE SUMMARY 

The applicant has submitted revised Rezoning and Development Permit applications to 

facilitate a four unit rowhouse development.  The revised applications address the feedback 

received from the LUPC on September 11, 2017.  

The Rezoning application entails changing the zoning of the property from Single Detached 

Dwellings Districts (RS-2) to a Comprehensive Development District (118 Royal 
Avenue)(CD-77).   

The Development Permit application is to facilitate a review of the form and character of the 

proposal in accordance with Downtown Community Plan Design Guidelines and the 

Downtown Building and Public Realm Design Guidelines and Master Plan.  As the 

Item 16
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application is Downtown, it is not within the new Development Permit Area for 

Townhouses, but the proposal will be evaluated against the intent of the new Townhouses 

and Rowhouses Design Guidelines adopted as part of the Official Community Plan update, 

as these are the City’s most recent relevant design guidelines.   

 
1.  PURPOSE 

 

The application would permit a four unit rowhouse development on the subject property 

located at 118 Royal Avenue (see Location Map – Attachment 2).   

 

The purpose of this report is to provide an update on the design to the LUPC and to seek a 

recommendation to move forward with the next steps for processing the Rezoning and 

Development Permit applications as outlined within this report.   

 

2.  POLICY AND REGULATIONS  

 

2.1 Downtown Community Plan 

 

The proposal is in conformance with the OCP Land Use Designation of Residential – Low 

Rise Apartment.  The following list outlines the details of this designation: 
 

 targeted for residential development. 

 intended for low rise apartments. 

 may include townhouses, stacked townhouses, rowhouses.  

 community amenities such as churches, child care, libraries or community space. 

 small-scale, corner store type retail, restaurant, and service uses permitted.    
 

The subject site is within the Albert Crescent Precinct in the Downtown Community Plan.  

The intent of the Albert Crescent Precinct is to encourage the development of more ground-

oriented housing and housing suitable for families.   

 

2.2   Development Permit Area (DPA) Designations 

 

The subject property lies within the Downtown Development Permit Area.  The intent of 

the DPA Designation is: 

 

The Downtown is the cultural and historic heart of the city.  This Development Permit Area 

is designated to support its Regional Town Centre designation in the Regional Growth 
Strategy.  This Development Permit Area establishes the objectives and guidelines for:  

 

 The form and character of commercial, multifamily, institutional and intensive 
residential development. 

 Protection of the natural environment, its ecosystems and biological diversity.  
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 Revitalization of an area in which a commercial use is permitted.  

 Objectives to promote energy and water conservation and reduction of greenhouse 
gas emissions. 

 

The proposed rowhouse development achieves the above-noted objectives by providing 

additional units within the Downtown area as well as providing a ground-oriented housing 

type that is in demand by families in New Westminster.  

 

2.3  Development Permit Issuance (Downtown East Area) 

 

The subject property is located within the Downtown East Area (DEA).  Approval of all 

Development Permits and Special Development Permits in the Downtown, as defined in the 

Downtown Community Plan, are delegated to the Director of Development Services under 
the Development Approval Procedures Bylaw No. 5658, 1987.  As part of that approval 

process, a preliminary report could still be submitted to Council, at the discretion of the 

Director.    

 

2.4   Design Guidelines 

 

Downtown Design Guidelines 

 

There are two design guidelines documents that are used collectively in Downtown: (1) 

Downtown Design Guidelines (2011) (see Attachment 3); and (2) Downtown Building and 

Public Realm Design Guidelines and Master Plan (2016).  Overall, the proposal is generally 

in keeping with the urban design guiding principles outlined within these documents.     

 

Townhouse and Rowhouse Design Guidelines 
 

This proposal is also being reviewed against the new OCP Guidelines for Townhouses and 

Rowhouses (see Attachment 4).  Although the subject site is in the Downtown and is not 

within the new DP area, staff is evaluating the proposal based on these guidelines which aim 

towards a consistent approach in the review of townhouse and rowhouse development 

proposals.   

 

The proposed development achieves design elements that are in keeping with the new 

Townhouse and Rowhouse Design Guidelines.  The elements include street oriented units, 

building mass, architectural materials/colors, and the use of private open space.  Staff would 

work with the applicant in regards to reviewing the project design, including further input 

from the New Westminster Design Panel. 
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2.4  Zoning 

 

The subject property is within the Single Detached Dwellings Districts (RS-2).  The 

Rezoning application proposes to change the existing RS-2 zoning district to a new CD-77 

zoning district to facilitate a four unit rowhouse development.   
 

A Comprehensive Development District (CD) is considered when there is no conventional 

zone in the Zoning Bylaw to accommodate a development.  The closest conventional zoning 

district would be the new Infill Townhouse and Rowhouse Residential Districts (RT).  

However, due to the distribution of density amongst the basement floor and floors above (i.e. 

more floor space in the basement than anticipated), the proposed does not meet the 

requirements of the RT zoning district.  Given that this would be in keeping with the intent 

of the new RT zoning district, which is to limit above-grade building bulk, staff considers 

this reasonable.  A housekeeping text amendment will be brought forward to Council so this 

issue is resolved for future applications.   

 

2.5 Family-Friendly Housing Policy / Bylaw 

 

The proposed development has fewer than ten units and therefore is not subject to the 

Family-Friendly Housing Policy requirements of the City.  The project is however family 
friendly as it is designed for families with all units having at least three bedrooms. 

 

3.0 BACKGROUND 

 

3.1 Site Characteristics and Context 

  

The site is rectangular in shape and has an approximate slope gradient of 11%, with the 

highest elevation situated along Royal Avenue.  The site presently has a single detached 

dwelling on it which would be demolished prior to the rowhouse construction. 

 

To the north, directly across Royal Avenue is Clinton Park and a single detached dwelling 

(SDD) within the Single Detached Dwelling Districts (RS-1).  To the east, is the RS-1 

zoning district with a SDD.  To the south is the Multiple Dwelling Districts (Low Rise) 

(RM-2) with low rise apartments.  To the west, is the Public and Institutional Districts (Low 

Rise) with Qayqayt Elementary School.  
 

3.2 Proximity to Transit Service 

 

Transit Network  Frequency  Distance  

Bus Service  30 minute or better service  57 metres (187 feet) – 
nearest bus stop (on Royal 

Avenue between Windsor 

Street and First Street) 
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4.0 PROJECT DESCRIPTION 

 

4.1 Project Description 

 

The proposal consists of a 8,075.84 ft² (750.24 m²) multi-dwelling ground-oriented rowhouse 
development facing Royal Avenue (see Project Drawings - Attachment 1).  Each of the four 

units would be approximately 2,004 ft² (186 m²) in area with four bedrooms.  The built -form 

would be two storeys off of Royal Avenue and three storeys from the rear at Cunningham 

Street.   

 

As indicated by the applicant in their Design Rationale (see Attachment 5), the building has 

been designed with individual front entries oriented toward Royal Avenue to establish a 

physical and visual connection to the street.  The access to the basement level, carport, and 

the recycling/garbage area would be from the rear along Cunningham Street which functions 

as a lane.  The main level would also have access to the rear of the property from the back 

deck stairs which connect onto a patio.  

 

The vehicular access would be from the rear.  There are four parking stalls proposed which 

meets the off-street parking standards of the RT zoning district.  There are four bicycle 

parking spaces provided on the design plans which also meet the bicycle parking standards 
of the RT zoning district.   

 

The applicant has submitted a Tree Permit application which is under review by the City’s 

Arborist.  Three existing trees would be removed and replaced with six new ones to facilitate 

the proposed development.  The design plans indicate that there would be 19 new trees 

planted, including shrubs with native and drought resistant species along the perimeter 

retaining walls of the site. Each unit is proposed to have a low planter wall and a gate at the 

front entrance.  The front lawn for each unit would also have a concrete paver area that leads 

to the front door.  

 

4.2 Project Statistics 

 

Below is a table outlining the site statistics for the proposed rowhouse development based on 

the architectural design drawing submission.   

 

Attributes Required (as per RT 

zoning district) 

Proposed 

Site Area - 8,712 ft² (809.34 m²) 
Site Frontage  - Single Detached Dwelling 

Districts (RS-2) 

Lot Depth - 132ft (40.23 m) 

Lot Width - 66ft (20.11 m) 
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Floor Space Ratio 

(FSR) 

Maximum: 

Above Grade Space:  0.85 

Basement Space:  0.15 

Above Grade Space:  0.62 

Basement Space:  0.31 

Site Coverage - 31% 

Building Height 35 ft (10.67 m) 32.6 ft (9.90 m) 

Automobile Parking  4 stalls 4 stalls 

Bicycle Parking  4 spaces 4 spaces  

Setbacks   

Front Yard: Royal 

Avenue 

- 19 ft (5.79 m) /  

15.9 ft (4.84 m) with 1.0 m road 

dedication 

Rear Yard:     - 70.6 ft (21.5 m) 

Side Yard: East  - 4.9 ft (1.5 m) 

Side Yard: West - 4 ft (1.2 m) 

 

5.0 DISCUSSION 

 

5.1  Orientation 

 

At the Land Use and Planning Committee meeting on September 11, 2017, there was some 

concern regarding the orientation of the units (facing Royal Avenue and not the park space at 

Qayqayt Elementary School) as well as the building articulation along the west elevation.  

The applicant has also indicated that all of the units in the proposed development face Royal 
Avenue to allow for fee simple rowhouses instead of strata townhouses in order to provide 

alternative options for home ownership.  Since this meeting, the applicant has revised the 

west building elevation by providing additional building articulation (i.e. two dormers as 

opposed to one dormer) facing the school site in response to these comments.   

 

The drawing below compares the previous and revised west elevation of the proposed 

building.  

 

Previous West Elevation                                   Revised West Elevation                                       
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5.2 Proposed Density  

 

The table below illustrates the floor space ratio (FSR) for the proposed development 

(proposed vs. the RT zoning district, for comparison purposes). 

 

 Proposed FSR Maximum Permitted FSR 

within the RT Districts 

Above Grade Space 0.62 0.85 

Basement Space  0.31 0.15 

Total  0.93 1.0 

 

As noted in the table above, the proposed FSR for the basement space (0.31) exceeds the 

maximum permitted FSR of the RT zoning district (0.15).  The proposal meets the maximum 

permitted above grade FSR and the total FSR for the site in considering the RT zoning 

district.  The dispersal of the FSR as it relates to the built-form (i.e. building massing) works 

to reduce the above grade massing.  Given this meets the intent of these RT zone regulations, 

staff considers the approach to be reasonable.    

 

5.3 Pedestrian and Cycling Network 

 

The City is improving pedestrian and cycling network connections in the area with the 

proximity of the Qayqayt Elementary School, Saint Mary’s Park and Agnes Greenway. The 

City had the intention of creating a direct pedestrian and cycling connection between the 

existing multi-use pathway on Royal Avenue and the new sidewalk on the north side of 

Cunningham Street.   
 

Given that the property is constrained in size, it is not feasible to obtain a connection through 

the property without losing a rowhouse unit.  Therefore staff proposes an extension of the 

existing multi-use pathway along Royal Avenue at the front of the property with future 

connection to Windsor Street which will then connect to Cunningham Street.  Continuation 

of the remaining portion would be anticipated to take place should the properties to the east 

(114 and 112 Royal Avenue) undergo redevelopment.  The applicant would be required to 

undertake improvement along the Royal Avenue frontage as part of the off-site works for 

this proposal. 

 

5.4 Streetscape Improvements 

 

Streetscape improvements would be required along both the Royal Avenue and Cunningham 

Street road frontages (sidewalk, boulevard planting, trees, underground hydro) in accordance 

with City standards.  Streetscape requirements would be identified through the development 
application review process. 
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6.0 PUBLIC CONSULTATION 

 

The applicant would be required to undertake public engagement as part of the Rezoning and 

Development Permit applications which would include a presentation to the Downtown 

Residents’ Association and an applicant led Public Open House.  
 

7.0  REVIEW PROCESS  

 

7.1  Next Steps 

 

The anticipated next steps in the application review process are: 

 

1. Preliminary report to the Land Use and Planning Committee.  (October 2017) 

2. Land Use and Planning Committee referral of the Rezoning and Development Permit 

application to City Council.  (November 2017) 

3. Public Consultation (Applicant-led Public Open House and Presentation to the 

Downtown Residents’ Association).  (November 2017)    

4. Review by the New Westminster Design Panel.  (December 2017) 

5. Review by the Advisory Planning Commission.  (January 2017) 

6. Consideration of First and Second Readings of Rezoning Application.  (February 
2017)  

7. Public Hearing and consideration of Third Reading of Rezoning Application by 

Council.  (February 2017) 

8. Consideration of Final Reading/Adoption of the Rezoning by Council.  (March 2017)  

9. Consideration of issuance of the Development Permit by the Director of Development 

Services.  (March 2017) 

 

8.0  INTERDEPARTMENTAL LIAISON 

 

8.1 Team-Based Project Review  

 

The City has now initiated a project team based approach for reviewing development 

applications.  A staff-led project team has been assigned for reviewing this project consisting 

of staff from the Building, Engineering, and Planning (Development Services) Departments. 

The Electrical Services Department will also be included early in the process. 
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9.0  OPTIONS 

 

The following two options are offered for consideration by the Land Use and Planning 

Committee: 

 
1. That the Land Use and Planning Committee recommend that staff process the 

Rezoning and Development Permit applications for the subject property (118 Royal 

Avenue) based on the process outlined in this report, and that Council be forwarded 

this report for information. 

 

2. That the Land Use and Planning Committee provide staff with alternative direction. 

 

Staff recommends Option 1.   

 

 

 

 

ATTACHMENTS 

 

Attachment 1: Project Drawings 
Attachment 2: Location Map 

Attachment 3: Downtown Design Guidelines 

Attachment 4: Townhouse and Rowhouse Design Guidelines 

Attachment 5: Design Rationale 
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City of New Westminster

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.

1,500

CNW GIS Services

0.1

1:

NAD_1983_UTM_Zone_10N

Kilometers0.10 0.04



Attachment 3 

Downtown Design Guidelines 



              

             

             

               

                

         

           

            

             

  

            

   

           

            

 

          

            

   

            

           

 

       



    



    

              

       

                

                

               

      

              

          

              

           

          

               

             

         

               

     

                

  

                   

                

                   

               

 

    



                

                  

         

    

        

               

      

              

                

               

               

              

      

               

  

             

            

    

             

            

             

               

         

         

             

  

             



            

                  

           

           

    



                   

               

              



            

     

                  

   

               



              

      

         

       

            

               

                 

                



               

             

       

               

             

 

              



                

                 



               

               

               

   

    



             

              

               

     

           

 

              

           

               



  

               

         

                

          

            

      

         



      

          

        



     

               

               

               

      

             

    

               

 

      

     

              

    

        

    



  

             

       

            

  

              

      

               

                  

             

  

                

           

             

   

       

      

             

    

                 

      

                 

               

   

               

              

           

             

   

               

 

       

     

              

    

        

    



   

               

             

             

        

             

            

          

               

   

   

              

 

                

          

               

          

                   

           

               

                

             

           

              

               

         

                

           

            

    

    



             

              

            

            

       

 

             

        

            



              

            

        

          

             

 

               

         

             

 

             

 



    

              

   

  

               

   

               

               

    

    



   

             

         

               

                  

           

         



                 

          

               



       

        

 

      

       

               

           

  

             

 

               

              



              

           

              

               

              

        

    



              

    

           

        

               

  

           

                

  

         

            

              

          

  

              

                

   

              

          

           

           

                

               

     

    



 

             

    

              

           

         

          

              

             

            

           

           

   

 

                 

           

                 

              

           

                

   

              

 

              

 

             

         

    



             

             

 

               

         

     

         

     

              

          

              

               

            

  

                 

     

            

               

     

           

    



Attachment 4 

Townhouse and Rowhouse 

Design Guidelines 
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1.3 TOWNHOUSES AND ROWHOUSES
INTRODUCTION

INTRODUCTION 

The Infill Townhouse (TH) and Rowhouse (RH) multi-

unit residential area, identified as Development Permit 

Area 1.3 [See Map 1.3], is designated in order to provide 

an opportunity for an innovative ground oriented 

housing type. TH and RH provide ground oriented, 

attached, family friendly housing forms in residential 

neighbourhoods, increasing housing choice.

THs and RHs are attached, ground oriented, family 

oriented units. RHs are fee simple developments with 

parking on each fee simple lot. THs are strata title 

developments which may have shared or designated 

parking typically at the rear of the property. For the 

purpose of this Development Permit Area a street 

oriented development is one in which all of the units 

on shallow lots face the street. A courtyard oriented 

development is where units on a deep lot face an 

internal courtyard.

This Development Permit Area establishes guidelines 

that will shape the development of THs and RHs. The 

intent of this area is to encourage small scale infill 

projects that are complementary to the existing 

single detached dwelling context through appropriate 

building form, scale and location. Small projects, with a 

low number of units, are anticipated. Back-to-back and 

stacked THs are not permitted.

This area is designated as a Development Permit Area 

with the following purposes:

• establishment of objectives for the form and 

character of multi-family residential development,

• protection of the natural environment, its ecosystems 

and biological diversity (as outlined in the 

Justification section of this schedule), and

• establishment of objectives to promote energy 

conservation (as outlined in the Justification section 

of this schedule).

Applications to develop infill townhouse or rowhouse 

properties located between Rousseau Street and 

Brunette Avenue within this Development Permit 

Area mus comply with the guidelines included in the 

Brunette Avenue Development Permit Area. 

Street

Lane

Courtyard oriented development.

Street

Lane

Street oriented development.
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1.3 TOWNHOUSES AND ROWHOUSES 
DEVELOPMENT PERMIT GUIDELINES

1.3.1 CRIME PREVENTION THROUGH ENVIRONMENTAL 

DESIGN (CPTED)

All infill housing developments are expected to follow 

CPTED principles including:

• Clearly defined boundaries including private, 

semi-private and private space.

• The ability to provide surveillance from indoor and 

outdoor spaces.

• Providing secure access points including gates, 

lighting and locks.

• Landscape design that does not interfere with sight 

lines, lighting or provide opportunities for 

concealment.

1.3.2 SUSTAINABILITY

All forms of infill buildings are encouraged to consider 

additional current and future opportunities for 

sustainable design where possible including:

• Passive solar design integrated into the architecture 

and landscape design.

• Energy efficient design and internal infrastructure 

including structural supports for future solar panels.

• Opportunities for natural ventilation to optimize air 

quality and reduce mechanical cooling.

• Healthy, durable building materials.

• Drought resistant, low maintenance plants.

• Architecture and landscape design that integrates 

water conservation and rainwater management 

including the use of rain barrels and rain gardens, and 

maximizes permeable surfaces.

• Secure storage for bicycles.

• Safe, pleasant pedestrian connections to the street 

and the lane.

1.3.3 SETBACKS

Intent: Setbacks provide adequate separation between 

neighbours, support a streetscape with transitions 

between varying front yard depths and optimize 

functional front and back yards.

TH/RH streetscape precedent.

Additional information about projections into 

setbacks can be found in the Zoning Bylaw.

GUIDING PRINCIPLES

These ground oriented housing forms will impact the 

neighbourhood fabric and streetscapes.  

Guiding Principles for these forms of infill are:

• Design infill buildings to be good neighbours by 

minimizing shade, shadow and overlook onto adjacent 

properties.

• Design buildings for durability and sustainability.

• Provide livable spaces with optimum daylight and 

ventilation, access to ground level private open space, 

and functional, efficient interiors.

• Design outdoor spaces as a valued year round asset.

• Create streetscapes that are pedestrian and cyclist 

friendly, contributing to well-connected 

neighbourhoods.

• Maintain a scale of development that is compatible 

with single detached dwelling neighbours.

• Contribute to vibrant, engaging streetscapes.

• Balance efficient space planning with comfort and 

flexibility.  

ENERGY CONSERVATION

The City of New Westminster is committed to 

energy conservation in building and design with a 

number of policies, plans and programs aimed at 

energy and greenhouse gas emissions reduction. 

ENERGY SAVE NEW WEST is a community energy 

program designed to improve the energy 

efficiency and reduce greenhouse gas emissions 

of residential homes and businesses in New 

Westminster.





R
E

S
ID

E
N

T
IA

L
 

N
E

IG
H

B
O

U
R

H
O

O
D

S

NEW WESTMINSTER OFFICIAL COMMUNITY PLAN — Development Permit Areas: Residential Neighbourhoods 31

1.3 TOWNHOUSES AND ROWHOUSES 
DEVELOPMENT PERMIT GUIDELINES

1.3.4 BUILDING SIZE AND MASSING

Intent: Careful attention to the size and mass of 

THs and RHs are key to successfully fitting these 

housing forms into residential neighbourhoods. These 

Guidelines aim to minimize the impact of shade, 

shadow and overlook on neighbouring properties. They 

also direct the highest portion of buildings towards the 

centre of the lot. Integrating the third level plan into the 

roof form, rather than increasing height by “adding” a 

roof form above the second level, is required to create a 

compact building form. Additional information about 

density and height can be found in the Zoning Bylaw. 

General Guidelines 

• The maximum building length is 38.10 metres (125 

feet) to minimize the massing of buildings and to 

ensure that new buildings are complementary to 

surrounding single detached dwellings. 

• Each TH or RH development should be both unique 

from and complementary to any adjacent TH or RH 

developments. 

Projections

Projections are permitted within the required setbacks 

and building envelope only as follows:

Front Yard

• Eaves up to 0.61 metres (2 feet).

• Unenclosed porches off the main level up to 1.22 

metres (4 feet).

• Cantilevered canopies over entrances up to 1.22 

metres (4 feet).

• Steps and ramps from first floor to grade – no 

maximum projection.

• Bay windows of not more than 1.82 metres (6 feet) in 

length or one storey in height up to 0.61 metres.

Side Yard

• Eaves up to 0.61 metres (2 feet).

Rear Yard

• Eaves up to 0.61 metres (2 feet).

• Unenclosed porches off the main level up to 1.22 

metres (4 feet).

• Cantilevered canopies over entrances up to 1.22 

metres (4 feet).

• Steps and ramps from first floor to grade – no 

maximum projection.

• Bay windows of not more than 1.82 metres (6 feet) in 

length or one storey in height up to 0.61 metres.

TH/RH streetscape precedent. (Left photo: Stewart Howard Architects. Right photo: Ramsay Worden Architects.)
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1.3 TOWNHOUSES AND ROWHOUSES 
DEVELOPMENT PERMIT GUIDELINES

1.3.5 HEIGHT AND ROOF FORMS 

Intent: Roof forms are critical to the design of infill 

housing. The height, shape and opportunities for 

windows impact shade, shadowing, overlook on 

neighbouring properties and open space. Additional 

regulations regarding height are included in the Zoning 

Bylaw.  

• The maximum height of units is two and a half 

storeys above grade, except for the internal end unit 

of a street fronting development which can be a 

maximum of two storeys.

• Buildings shall not read as more than three storeys on 

any side of a lot, regardless of the slope of the lot.

• Roof forms designed to reinforce the identity of 

individual units are preferred.

• Upper floor areas should be integrated into the roof 

form.

• Simple roof forms are preferred.

• Top floors are encouraged to step back to minimize 

shade and shadow on outdoor spaces.

• In order for buildings to integrate with the existing 

topography of a sloping site, building sizes (lengths 

and widths) may need to be reduced and/or floor 

slabs may need to be stepped. 

1.3.6 ARCHITECTURAL EXPRESSION

Intent: These Guidelines encourage new development 

that emphasizes livability and responds to the West 

Coast climate through:

• the use of durable, long lasting and high quality 

materials, 

• passive design elements, including solar shading on 

the west and south elevations, 

• outdoor spaces located to optimize sun and 

surveillance, and 

• generous areas of glazing to optimize daylight.

Overall Expression Including Streetscape

• Simple, contemporary building forms combined with 

primary roof shapes are encouraged.

• Roof forms that clearly express individual units are 

encouraged.

• Third floor areas are encouraged to be integrated into 

the roof form.

• Dormers are encouraged where they are clearly 

secondary to the primary form, where the highest 

point on the dormer is lower than the primary ridge 

height and the combined dormer width does not 

exceed 50% of the width of the upper storey.

• End units in street facing or courtyard developments 

or corner units adjacent to the street, should include 

design elements and materials that express the street 

elevation as the public face including bay windows, 

generous glazing and landscape design where 

orienting the front entrance to the street is not 

practical.

• RH and TH developments should contribute to 

walkable and appealing streetscapes.

• Each development should provide architectural 

diversity to ensure a varied streetscape.

Examples of simple, contemporary building forms with front gardens and gates. (Left photo: Ramsay Worden Architects).
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1.3 TOWNHOUSES AND ROWHOUSES

DEVELOPMENT PERMIT GUIDELINES

Entrance Guidelines

• Entrances should be expressed in the overall form as a 

welcoming, sheltered design element. 

• Entrances should be clearly visible and identifiable 

from the street and sidewalk, or internal courtyard. 

This can be achieved through articulating the 

building massing and framing entrances with 

secondary roof elements (such as canopies).

• Activate the transition zone between private 

entrances/ outdoor living spaces and the public realm 

or interior courtyards with stoops, stairs, private 

yards and porches.

• Units should be elevated slightly from grade to create 

privacy and a transition zone from the street. In the 

case of entries on sloping sites, where raising all 

entries above grade may not be possible, entry levels 

should be established and design completed based on 

activating the space and establishing the appropriate 

transition between public and private spaces.

• Entrances should include weather protection.

• All developments should be located to minimize the 

impact of shade and shadowing on outdoor spaces 

and adjacent properties

• Street oriented RH and TH unit entries should be 

oriented to the street, not to internal side yards.

• Courtyard TH entries are encouraged to face the 

courtyard, not an internal side setback. End units 

should be oriented to the street. 

• Entrances are expected to incorporate a garden or 

landscaped area, garden gate and a pathway 

connecting to the public sidewalk or common 

walkway.

Courtyard Guidelines

• Courtyard entry elements are recommended at the 

transition to the public realm to provide security, a 

location for mailboxes and lighting and to reinforce 

placemaking.

• Courtyard spaces should optimize privacy between 

facing units.

• Incorporate an entry sequence between the semi-

public pathway and private unit entries, including 

changes in level, layered landscaping, gates, garden 

walls and changes in materials.

Example of front entry sequence. 

Example of courtyard entrance elements. 
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1.3 TOWNHOUSES AND ROWHOUSES 
DEVELOPMENT PERMIT GUIDELINES

Example of simple, proportional details and material use at 

entry.

Cladding Materials

• Masonry, lapped siding and/or other textured 

cladding materials are strongly encouraged, 

especially at the ground floor level.

• Front or flanking street cladding materials should 

wrap around the building sides a minimum of 1.22 

metre (4 feet) to avoid a “wallpaper” effect.

• Synthetic materials intended to mimic natural 

materials are not recommended.  Cultured stone 

products are strongly discouraged.

• A minimal number of cladding materials are 

recommended.

• Changes in materials should incorporate appropriate 

trim and detailing and occur at significant changes in 

plane including floor level changes and step backs.

Privacy and Overlook

• Strategies to minimize overlook across a courtyard, 

including offsetting windows, are encouraged.

• The location of upper level windows, decks, balconies 

and stairs to upper levels should be located and/or 

screened to minimize overlook.

• Decks and balconies should not be oriented to interior 

side yards.

• Skylights, translucent eye level windows and 

clerestory windows (with sills above 1.75 metres / 

5.75 feet) are recommended to reduce overlook at 

interior side yards.

 Transition to Existing Single Detached Dwelling 

Neighbours

• TH and RH developments are expected to relate to the 

height and location of existing single detached 

neighbours.

• The end units of street fronting developments 

adjacent to existing single detached dwellings are 

encouraged to be maximum two storeys in height.

Example of courtyard development. (Photo: Ramsay Worden 

Architects)
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1.3 TOWNHOUSES AND ROWHOUSES 
DEVELOPMENT PERMIT GUIDELINES

1.3.7 OPEN SPACE AND LANDSCAPE DESIGN

Intent: Landscape design is focused on privacy, open 

space and rainwater management, optimizing livability 

and increasing neighbourliness.

Private and Shared Open Space

• A minimum of 14.86 square meters (160 square feet) 

of private open space at grade with a minimum 

dimension of 1.83 metres (6 feet) is required for each 

TH and RH unit and which is adjacent to and directly 

accessible from each unit.

• Where possible, provide areas of shared open space in 

addition to private open spaces in TH developments. 

These spaces should be located to optimize sun and 

be places to play, garden and recreate. Consider 

incorporating areas of permeable, hard surfaces for 

all weather use.

• Private and shared open spaces should be a 

combination of soft and hard landscaping. 

• Upper level balconies and decks, including rooftop 

decks, are encouraged where overlook of 

neighbouring properties can be to be avoided.

• Upper level decks and balconies may not be enclosed 

or covered to avoid contributing to building bulk.

Soft Landscaping, Planting and Trees

• Trees are a key element in the landscape design. The 

site plan, including building location and outdoor 

spaces, should focus on the retention of existing trees 

and addition of new trees. See the Tree Protection and 

Regulation Bylaw.

• Drought tolerant plants and deciduous trees on the 

south and west elevations are encouraged.

• Trees and plants should be suitable for the local 

climate.  

• Areas of soft landscaping along the lane are 

recommended to soften the landscape and to support 

the development of a pedestrian oriented public 

space.

Hard Landscaping

• High quality hardscape materials should be used 

including pavers, brick and concrete. Asphalt is not 

permitted.

Examples of compact outdoor spaces with trees, planting and 

permeable surfaces. 

URBAN FOREST MANAGEMENT PLAN  

In recognition of the urban forest as a valued 

public resource at risk of decline, the City 

developed a city-wide Urban Forest Strategy that 

aims to shift the focus from individual trees in the 

city, to the protection and enhancement of the 

city’s entire urban forest system. 

The Strategy identifies a comprehensive set of 40 

actions to reverse the current trend and increase 

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

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

new development proposals must consider the 

Urban Forest Management Strategy and comply 

with the Tree Protection and Regulation Bylaw. 
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1.3 TOWNHOUSES AND ROWHOUSES 
DEVELOPMENT PERMIT GUIDELINES

Permeable Surfaces and Rainwater Management

• Areas of impermeable paving should be minimized. 

Areas of asphalt should be avoided.

• Permeable surfaces are encouraged on parking areas 

and patios. 

• Permeable surfaces are highly recommended for 

pathways, where they do not impact accessibility. 

• Landscape design that incorporates rainwater 

retention including rain gardens, permeable surfaces, 

rain barrels, swales and other opportunities for 

infiltration are strongly encouraged.

Screens and Fences

The Zoning Bylaw includes additional detail about fence 

height. 

• Screens, fences or landscaping are encouraged along 

the interior property line to reduce the visual impact 

of parked cars on neighbours. 

• Balance requirements for privacy with the value of 

sunlight and views “out” in the design of open space. 

Consider using plants and trees, and changes in grade 

to define open space and optimize soft landscaping.

• All screen and fence material should be attractive, 

durable, and contribute to the quality of the 

residential landscape design.

• Planting strips are recommended on the public side of 

screens or fences facing streets or lanes.

1.3.8 RECYCLING AND GARBAGE

• Adequate space for garbage and recycling containers 

should be provided for all units on the property and 

screened from view using materials consistent with 

the overall design.

1.3.9 BICYCLE PARKING

• All THs and CHs are encouraged to provide at least 

one bicycle parking space for each unit.

• Bicycle parking should be secure and weather 

protected.

Example of fence/screen combined with planting.

INTEGRATED STORMWATER MANAGEMENT PLAN  

The City’s Integrated Stormwater Management 

Plan (ISMP) outlines & guides the planning of 

stormwater management initiatives for the 

City. The long term initiative of the Plan is to 

minimize runoff volume and to reduce the risks 

and consequences of pollutants in stormwater 

runoff entering the Fraser and Brunette rivers.  

The ISMP includes a set of runoff reduction and 

water quality targets. The ISMP also includes a 

Best Management Practice Toolkit that provides 

guidelines for a range of common tools that 

infiltrate, treat or detain stormwater. New 

development will be required to use one or more 

of these tools in order to meet the ISMP targets. 

Examples of permeable paving materials.  
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