REGULAR MEETING OF THE
LAND USE AND PLANNING COMMITTEE
Notice is hereby given of the following Land Use and Planning Committee:
October 17, 2016 at 12:00 p.m.
Committee Room 2, City Hall

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

Adoption of the October 3, 2016 Minutes

PRESENTATIONS
2.

No Items

UNFINISHED BUSINESS
3.

No Items

REPORTS FOR ACTION
4.

217 Ninth Avenue: Development Variance Permit for Parking Space
Exemption for Secondary Suite - Preliminary Report

5.

1023 Third Avenue: Heritage Revitalization Agreement and Heritage
Designation - Bylaws for First and Second Readings

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

No Items

CORRESPONDENCE
8.

No Items

ADJOURNMENT
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

10/17/2016

From:

Beverly Grieve
Director of Development Services

File:

DVP00

Item #:

63/2016

Subject:

217 Ninth Avenue: Development Variance Permit for Parking Space
Exemption for Secondary Suite - Preliminary Report

RECOMMENDATION
THAT the Land Use and Planning Committee recommends Council issue notice that
it will consider a resolution to issue Development Variance Permit DVP00616 to
permit development of a secondary suite without the provision of a second off-street
parking space at 217 Ninth Avenue.

EXECUTIVE SUMMARY
This report provides preliminary information on a Development Variance Permit application
that would permit the owners of 217 Ninth Avenue to create a legal basement suite in their
proposed new house without having to provide a second bylaw-compliant off-street parking
space. Provision of a second parking space would require the removal of a large healthy tree
and preclude the installation of at least one replacement tree that the applicants have
committed to plant as a result of having to remove a number of trees that are within the
building envelope of their new single detached dwelling.
1. PURPOSE
The property owners wish to be exempted from the requirement to provide a second parking
space for the secondary suite in their 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.

City of New Westminster

October 17, 2016

2

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 an exclusively single detached dwelling area. The Sixth
Street commercial area is approximately 450 metres/ 1,475 feet to the southeast. Eighth
Avenue, a City Collector Street is three blocks to the south. A map of the Land Uses is
contained in Appendix 1.
The property is 52 ft./15.8 m. wide by 116 ft./35.4 m. deep and is relatively flat. There are 11
specimen trees on the property or near the property lines, ten of which are in fair -to-good
condition. Access to the property is from Ninth Avenue (there is no lane).
4. PROJECT DESCRIPTION
The property owners are proposing to demolish their existing 1934 house and build a new
house with a basement suite. Section 150.7 of the Zoning Bylaw states that, “For single
detached dwellings, duplexes, secondary suites … one parking space shall be provided for
each dwelling unit … .” The applicants have proposed one bylaw-compliant parking space in
a detached garage behind their proposed house and are asking to be exempted from the
requirement to provide a second bylaw-compliant parking space for their secondary suite.
Although the site coverage of the proposed new house is just 21 percent (35 percent is
permitted), the site has many trees on it and construction will require the removal of six trees
to accommodate the proposed house and single detached garage. If the owners provide a
parking pad for a second off-street parking space next to the garage the garage would have to
be moved further back to allow driving aisle access to the parking pad. Moving the garage
back would necessitate the removal of an additional tree that. Creation of the parking pad
next to the garage would also prevent the installation of one of two replacement trees
planned for the back yard. This replacement tree could not be located elsewhere on the lot
given the number of existing trees covering the site. Appendix 2 contains a rationale letter
prepared by the project arborist and the applicants and a site plan showing the proposed
buildings and all associated trees.
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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 large tree will be retained and a new tree will be planted.
Is there a hardship involved in adhering to the pertinent bylaw?
Yes. One large tree would have to be removed and one fewer replacement trees could
be planted on the property.
Is this the most appropriate mechanism for achieving the end result of the proposed
variance?
Yes. It is the only mechanism. The Board of Variance is not authorized to consider
variances relating to the provision of off-street parking.
Is the proposed variance relatively minor?
No. It proposes an exemption to half the required parking.
5.2 Conditions of DVP
A condition would be included on the Development Variance Permit which would state that
this DVP would be effective only for so long as there is a healthy tree in the identified
locations of the preserved tree and the replacement tree.
5.3 Conclusion
The applicants’ request to not have to create an additional bylaw-compliant off-street parking
space is reasonable given that it will save a mature tree and allow installation of a
replacement tree.
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6. REVIEW PROCESS
Application made
Preliminary Report to Land Use and Planning Committee
Report to Council requesting notification of Opportunity to Be
Heard
Applicant to deliver notices to neighbours within 100 m./
328 ft., advising of their DVP application
Opportunity to be Heard

September 26 2016
October 17 2016
November 7, 2016
November 12-14, 2016
November 28, 2016

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. The City Arborist supports
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 Council issue notice that it
will consider a resolution to issue Development Variance Permit DVP00616 to permit
development of a secondary suite without the provision of a second off-street parking
space at 217 Ninth Avenue.
2. That the Land Use and Planning Committee provide staff with alternative feedback.
Staff recommends Option 1.

ATTACHMENTS
Attachment 1: Map of Area Land Uses
Attachment 2: Applicant/Project Arborist Rationale Letter with Site and Tree Plan

This report has been prepared by:
David Guiney, Senior Planning Analyst
This report was reviewed by:
Jackie Teed, Manager of Planning
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Attachment 1
Map of Area Land Uses

Yellow is single detached dwelling, Red in commercial, Purple is multi-family and Green is institutional

Attachment 2
Applicant/Project Arborist Rationale Letter with
Site and Tree Plan

217 Ninth Ave – Homeowner’s Thoughts and Concerns
To Mayor and Council
City of New Westminster
Re: Variance Application - Secondary Suite Parking Space - 217 Ninth Avenue
Due to various constraints posed by the building lot and trees, the proposed garage has already
been made as small as can be made and still be classified as a garage.
Yet as small as this garage is, the rear of the garage is already at the border of the tree protection
zone for the beech tree. Therefore, moving the garage any further back will encroach on this
zone.
Even if the garage was moved further back to allow for a tenant parking space beside it, it would
be extremely difficult to drive into the space due to the geometry of accessing it. It would be
even more difficult to exit the space since the tenant would need to do two turns while backing
out without hitting either the garage or the rear corner of the house.
The rear decking of the house must also be accessible for my mother who uses a walker to be
able to access the exterior lift (elevator) that she will need to enter the house via this deck. (A
ramp was originally proposed, but this had to be changed since the attached accessory site
coverage limits were exceeded.) As such the parking space would need to be located to ensure
that clear access to the exterior lift was not blocked.
As part of the required Tree Replacement Plan, one of the 4 trees we were planning to replant on
our property is located directly in the middle of where a second parking space would have to be
located. Due to the size of our lot and the number of trees that would have to be removed to
accommodate the build, we are already unable to replant all of the required 12 replacement trees
on our lot. As a result, we are required to pay $500 to the City for each of tree we are unable to
plant. Currently must pay $2000 cash-in-lieu because of this shortfall. Assuming it was feasible
to place a parking space beside the garage, we would not only have to pay an additional $500, it
would also result in one less tree being replanted, which would undermine the City's Tree
Protection Bylaw.
Based on all the above, we respectfully ask Council to grant the variance requested.
Sincerely
Todd (Andrew) Campbell
Debbie Darling”
End Report

Sean Kitchen
Defined Treescapes
ISA Certified Arborist PN6090A
ISA Tree Risk Assessment Qualified (TRAQ)
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REPORT
Development Services
To:

Land Use and Planning Committee

Date:

10/17/2016

From:

Beverly Grieve
Director of Development Services

File:

HER00559
HER00560
70/2016

Item #:
Subject:

1023 Third Avenue: Heritage Revitalization Agreement and Heritage
Designation - Bylaws for First and Second Readings

RECOMMENDATION
THAT the Land Use and Planning Committee recommend that Council consider
Heritage Revitalization Agreement Bylaw (1023 Third Avenue) No. 7871, 2016 and
Heritage Designation Bylaw (1023 Third Avenue) No. 7872, 2016 for First and
Second Reading and forward the bylaws to a Public Hearing on November 28, 2016.

EXECUTIVE SUMMARY
An application for a Heritage Revitalization Agreement has been received for retention,
restoration and long term protection of the Figg-Hoblyn House at 1023 Third Avenue built in
1892. In exchange the applicant proposes additional density be included on the site in the
form of two duplex buildings, four additional units in total, at the front of the property.
The proposed units are all three bedroom ground-and-family-oriented units, a type of
housing which is low in supply amongst the existing housing stock in New Westminster.
Consultation has been completed and has included presentation to the Community Heritage
Commission, New Westminster Design Panel, the Advisory Planning Commission and the
Brow of the Hill Residents’ Association, all of which indicated support. The applicant also
held an open house at the site.
The proposed development complies with existing Heritage policies as well as the Official
Community Plan and the Brow of the Hill Action Plan.
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1. PURPOSE
An application for a Heritage Revitalization has been received at the subject property which
would include the restoration and retention of the existing Figg-Hoblyn House built in 1892
and allow the development of four units in two duplex buildings. The purpose of this report
is to seek Council consideration of first and second readings of Heritage Revitalization
Agreement and Heritage Designation Bylaws.
2. POLICY AND REGULATIONS
2.1 OCP Land Use Designation
The existing land use designation in the Official Community Plan is (RBH) Residential –
Brow of the Hill. This designation is intended to include low density residential use s
including single detached dwellings, secondary suites, duplexes, churches, and may contain
small scale local commercial uses such as home based businesses and corner stores. Carriage
houses, detached townhouses, small lot houses, townhouses or row houses will be considered
for existing vacant sites and sites which contain a structurally unsound or economically
unfeasible single detached dwelling.
The proposal complies with the OCP designation.
2.2 Brow of the Hill Action Plan
The Brow of the Hill Action Plan reinforces the retention of a diverse housing stock
including existing single detached dwellings and multiple unit residential buildings. The plan
allows new residential developments which reflect the appearance and characteristics of
single detached dwellings, such as building forms which include street friendly and ground
oriented designs. Four unit townhouses and small lot houses are referenced in the plan as
acceptable forms of development. The proposal is in alignment with the goals of the
community plan, particularity in regards to ground-oriented-family-housing.
2.3 Zoning Bylaw
Single Detached Dwelling Districts (RS-2) which permits singled detached dwellings to a
maximum density of 0.50 FSR. The HRA would create a new “zoning layer” which would
specify the aspects of the RS-2 zone that would be relaxed or varied.
2.4 Development Permit Area
The subject site is within the #1 Brow of the Hill Residential Development Permit Area. An
application for a Development Permit would be required prior to issuanc e of Building
Permit. The Development Permit would need to be approved by Council. The proposed
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development is consistent with the Brow of the Hill Development Permit Area Design
Guidelines as in includes building design that is singled detached in character and which
fosters social interaction between neighbours
2.5 Heritage Revitalization Agreement
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City and
a property owner for the purposes of heritage conservation. In exchange for long-term legal
protection and exterior restoration, certain zoning relaxations, including an increase in
density, are seen as incentives that offer property owners a financially viable means for
conservation. 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 a Heritage Revitalization Agreement are set out in Section 610 of
the Local Government Act.
2.6 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; and
 Establish a follow-up procedure to ensure that heritage conservation work is
completed as promised.
2.7 Heritage Designation Bylaw
A heritage property which is the subject of an HRA is also protected with a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term protection on the land title of a property and which is the primary form of
regulation that can prohibit demolition. Any changes to a protected heritage property must
first receive approval from City Council (or its delegate) through a Heritage Alteration
Permit. Provisions for the local government to place Heritage Designation Bylaws on
properties are set out in Sections 611-613 of the Local Government Act.
2.8 Standards & Guidelines for the Conservation of Historic Places in Canada
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects within
the city. HRA proposals are carefully evaluated against it by staff to confirm compliance.
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2.9 Family Friendly Housing Regulations
Although the project is not required to provide family-friendly units, both the new duplexes,
and the extension on the heritage house, are in keeping with the spirit of the City’s Family
Friendly Housing Strategy as all of the units proposed are three bedroom units which are
sized between 1,288 and 1,603 square feet.
3. BACKGROUND
Applicant / Owner:

Jo Tortora

Architect:

Eric Pattison, Pattison Architecture

3.1 Site Characteristics and Context
The 1000 block of Third Avenue contains a mix of both single detached dwellings and
multiple unit residential properties, including low rise apartment/townhouse buildings. The
subject property is located a few blocks from the new Fraser River Middle School.
Additionally, a small general store is located at the corner of Third Avenue and Tenth Street.
A map showing the surrounding land use context is attached in Appendix A.
The subject property is a through lot, fronting on both Third Avenue and Oxford Street.
Currently, the heritage house sits closer to Oxford Street, although the front door faces Third
Avenue. The new duplexes would also face Third Avenue. The property slopes down
approximately 16 ft./4.9 m. from back to front.
4. PROJECT DESCRIPTION
4.1 Project Description
The applicant proposes entering into a Heritage Revitalization Agreement (HRA) in order to
enlarge the existing heritage house, and to build two new duplexes at the front of the
property. In exchange for the additional density (new units on the site and additional floor
space at the rear of the existing heritage house) the applicant would agree to restore and
maintain the exterior, and place long-term legal protection on the house through both the
Heritage Revitalization Agreement and a Heritage Designation Bylaw.
The heritage house would be shifted slightly to the side of the lot to accommodate off -street
parking. An 11 ft./3.4 m. rear addition would be built on the back of the heritage house. On
the main floor this would add a 127 sq.ft./11.8 sq.m. kitchen and a 40sq.ft./3.7sq.m. powder
room. On the second floor, on top of the kitchen, would be a 157sq.ft./14.6sq.m. third
bedroom and ensuite. The addition requires an extension of the roof, and two new dormers
would be added to the rear of the house. The basement would remain a crawl space, although
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after the house is moved, new foundations would be poured as the existing foundation is in
poor condition.
The proposed new duplexes would contain two, three bedroom units each, and would each
be three storeys. The first level would be an enclosed one car garage, mechanical room and
flex space, the second would be a kitchen, dining and living room, and the third level would
be bedrooms.
The bedrooms would range from 75 sq.ft./7 sq.m. to 100 sq.ft./9.3 sq.m. Like the heritage
house, the front units of the duplexes would face Third Avenue, though the back units would
face into the property separated by the 21 ft./6.3 m. wide shared driveway. Each unit of the
duplexes, as well as the heritage house, would have private outdoor space.
The proposed architectural design drawings are attached in Appendix B.
4.2 Project Statistics and Proposed Relaxations:
Entire Property

Site Dimensions:

Site Area:
Floor Space Ratio:

Site Coverage:
Off-street Parking:
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Existing
66 ft./20.1 m.
wide
132 ft./40.2 m.
deep
8,712 sq.ft./
809.4 sq.m.
0.170
(1,478 sq.ft./
137.3 sq.m.)
7 percent
1 space

RS-2 Zoning Bylaw
None

Proposed
As existing

Min. 6,000sq.ft./
557.4 sq.m.
0.50
(4,356 sq.ft./
404.7 sq.m.)
35 percent
5 spaces

As existing
0.79
(6,881 sq.ft./
639.3 sq.m.)
39 percent
6 spaces
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Heritage House

Height
Rear Setback:
Parking:
Accessory Building
Site Coverage
Private Outdoor
Space:

Existing
26.6 ft./8.1 m.

RS-2 Zoning Bylaw
25 ft./ 7.6 m.

17 ft./ 5.4 m.
1 space
(detached garage)
None

25 ft./7.6 m.
1 space

8,654 sq.ft/804
sq.m.

870.1 sq.ft./ 80.83
sq.m.
10% of site area
N/A

Proposed
26.6 ft./8.1 m.
(As existing)
8 ft./2.4 m.
2 spaces(detached
garage + pad)
240 sq.ft./22.3 sq.m.

1,390 sq.ft./129.1
sq.m.

Duplexes

Height:
East Side Setback:
West Side Setback:
Parking:
Private Outdoor
Space:

Existing
N/A
N/A
N/A
N/A

RS-2 Zoning Bylaw
25 ft./7.6 m.
5 ft./1.5 m.
5 ft./1.5 m.
4 spaces

N/A

N/A

Proposed
25 ft./7.6 m.
4 ft./1.2 m.
4 ft./1.2 m.
4 spaces
(in buildings)
Approx. 500-550
sq.ft/ 46.5-51 m. per
unit

5. DISCUSSION
5.1 Heritage Value
The Figg-Hoblyn House was constructed in 1892 and is valued for its age, original features,
and social and historic associations with the development of the Brow of the Hill
neighbourhood and New Westminster’s key industries.
Thomas Figg, the builder, and his wife Rosalind Hoblyn, were English landowners. Figg, a
former British naval officer, was very active in business in New Westminster, especially in
real estate and agriculture. Notably, he served as a Justice of the Peace and as a clerk at the
Land Office.
Aesthetically, the house is a good example of domestic, vernacular architecture from the turn
of the twentieth century, and is relatively unaltered. Much of the original building material
from local mills is still present. The design is late Victorian, in the Queen Anne style, though
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a plain, less ornamented version. The architectural style is reflective of the neighbourhood’s
history.
The Heritage Conservation Plan identifies the house as being in poor condition.
Deterioration of some exposed elements is advanced. However, the original structure
remains intact, and is considered to be sound. Restoration work and rehabilitation would be
required.
The Heritage Conservation Plan is attached in Appendix C and the Statement of Significance
is in Appendix D.
5.2 Heritage Inspired Design of Duplexes
The design of the two proposed duplexes references the two historic duplexes that are
located east of the property, on Third Avenue at Tenth Street. Although the proposed new
duplexes do not mimic the historic duplexes, they do use some of the same design elements;
in particular, the massing and roof pitch.
5.3 Heritage Home Location
One of the unique characteristics of the existing Figg-Hoblyn home is its location close to
the rear of the lot. This siting is lawfully non-conforming under the existing RS-1 zoning and
would generate a need for a variance in the HRA should the building be retained at the rear
of the lot. The building location has been identified as a character defining element in the
Statement of Significance and is desirable to retain. The applicant has proposed the building
remain at the rear of the lot but be shifted to the side in order to accommodate parking and to
ensure the front door is visible from Third Avenue to retain that relationship with the street.
5.4 Density and Site Coverage
The proposed development has a floor space ratio of 0.79 FSR and site coverage of 39% of
the lot. This density and floor space ratio is expected for this form of development and is
consistent with other existing townhouse zones. Infill projects of this type and density are
supported in this neighbourhood by existing City policy.
5.5 Trees & Landscaping
There is one tree located on the site which is being assessed through the Tree Protection
Bylaw. The tree is in poor health and is also located within the building envelope as
permitted within the RS-2 zoning district. As such the tree is a likely candidate for
replacement. The applicant has applied for a tree removal permit and is having an arborist
report prepared to confirm the health of the tree.
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There are some shrubs which have also been identified in the Statement of Significance and
efforts will be made by the applicant to retain the shrubs on the site, but it is recognized that
this may not be possible given the size and condition of the shrubs.
5.6 Parking
The application proposes six parking spaces be provided on site. Two spaces would be
provided in a garage at the rear lane and would be available to the residents of the restored
heritage home. Two spaces would be provided in each of the duplexes, one for each unit.
These spaces would be accessed by a driveway from Third Avenue which would run
between the two duplexes. This driveway is also being designed as a hard surface courtyard
between the two units. The courtyard will be surfaced with permeable concrete pavers and
will provide addition hard surfaced outdoor space for duplex residents.
If the proposed development was parked at multiple unit residential rates, eight spaces plus
one visitor space would be required and the proposal falls short of that requirement.
However, the building forms on the lot are duplex and single detached residential building.
These building forms would require one space per dwelling unit. The proposed development,
in this regard, exceeds the requirements as six spaces are provided where five would be
required.
5.7 Family Friendly Housing
Though the project is not required to provide family-friendly units, both the new duplexes,
and the extension on the heritage house, are in keeping with the spirit of the City’s Family
Friendly Housing Strategy as they add ground oriented three bedroom housing options.
5.8 Sustainability
Retaining existing, livable housing is a fundamental aspect of sustainable development. The
existing house on this property would be retained and protected so as to be assured of many
more years of use.
5.9 Proximity to Transit Services
Transit Service:
SkyTrain Station
Frequent Transit Network

Normal Walking Distance:
400 m./1,312 ft.
400 m./1,312 ft.

Project Distance:
800 m./2,625 ft.
390 m./1,280 ft.

The property is not within walking distance of the SkyTrain (New Westminster Station) but
is within walking distance of the Frequent Transit Network on Eighth Street.
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6. CONSULTATION
6.1 Committee Consultation
The application has been presented to and supported by the Community Heritage
Commission (CHC), the New Westminster Design Panel (NWDP) and the Advisory
Planning Commission (APC).
6.2 Public Open House
The applicant held an open house on the site on September 13, 2016. The event was attended
by 30 people. 23 attendees provided their address and are summarized as follows:





7 were
9 were
3 were
2 were

from the same block as the project site;
from the immediate neighbourhood;
from elsewhere in the Brow of the Hill; and
from elsewhere in New Westminster.

The applicant summarized the response received at the open house as follows:
 Support for rehabilitating the heritage house;
 A desire to see more prominence for the heritage house from Third Avenue, i.e. move
it to the front of the site;
 Concern about street parking demand;
 A desire to maintain neighbourhood character; and
 General support for the design character of the new duplexes and the modest size of
the new units.
On balance there was general support of the proposal, including immediate neighbours.
6.3 Brow of the Hill Residents’ Association Presentation
The applicant presented the proposal to the Brow of the Hill Residents’ Association on
September 20, 2016. Approximately 12 persons were in attendance plus City staff.
Comments from the association were received regarding:






location of the heritage house on the site;
addressing the steep site;
restoration of building interior;
size and layout of the new units; and
a new model for family-oriented infill housing.
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A motion was not passed, however, support for the project appeared to be the overall
consensus.
7. REVIEW PROCESS
Item
Preliminary Report to LUPC
Report from LUPC to Council
Community Heritage Commission
New Westminster Design Panel
Public Open House
Brow of the Hill Residents’ Association Presentation
Advisory Planning Commission
LUPC Consideration of First and Second Reading of
HRA and Heritage Designation Bylaw
Council Consideration of First and Second Reading of
HRA and Heritage Designation Bylaw
Public Hearing
Completing Adoption Requirements
Adoption

Date
July 4, 2016
August 29, 2016
August 3, 2016
August 23, 2016
September 13, 2016
September 20, 2016
September 20, 2016
October 17, 2016









November 7, 2016
November 28, 2016
-

8. ADOPTION AND SERVICING REQUIREMENTS
A complete list of adoption and servicing requirement will be included in the report to
Council for consideration of first and second reading.
9. INTERDEPARTMENTAL LIAISON
The proposal has been circulated to other City departments for comment.
10. OPTIONS
There are two options for consideration by the Land Use and Planning Committee:
1) That the Land Use and Planning Committee recommend that Council consider
Heritage Revitalization Agreement Bylaw (1023 Third Avenue) No. 7871, 2016
and Heritage Designation Bylaw (1023 Third Avenue) No. 7872, 2016 for First
and Second Reading and forward the bylaws to a Public Hearing on November 28,
2016;
2) That that the Land Use and Planning Committee provide alternative feedback.
Staff recommends Option 1.
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Appendix
Appendix
Appendix
Appendix

A - Site Context Map
B - Architectural & Landscape Drawings
C - Heritage Conservation Plan
D - Statement of Significance

This report has been prepared by:
Mike Watson, Senior Planning Analyst
This report was reviewed by:
Jackie Teed, Manager of Planning

Beverly Grieve
Director of Development Services
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Appendix A:
Site Context Map
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.

Appendix B:
Architectural and Landscape Drawings

c Copyright reserved. This drawing and design is the
property of PMG Landscape Architects and may not be
reproduced or used for other projects without their
permission.
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LAWN

SOD
LAWN
UP

B:
RAISED
BED

PATIO
EL: 145.00'

STANDARD CONCRETE UNIT PAVERS IN
PATIOS & INTERNAL WALKWAYS,
RUNNING BOND PATTERN HARVEST
BLEND COLOUR & SOLDIER COURSE
APRON, HARVEST BLEND COLOUR, TYP.

ROSA 'JACQUES CARTIER' - OLD
FASHIONED SHRUB ROSE

PLANT SCHEDULE
KEY
TREE

QTY
2
3

UP

BOTANICAL NAME

PMG PROJECT NUMBER: 15-198
COMMON NAME

PLANTED SIZE / REMARKS

MAGNOLIA x LEOBNERI 'MERRILL'
STYRAX JAPONICUS 'SNOW CHARM'

MERRILL MAGNOLIA (WHITE)
SNOW CHARM JAPANESE SNOWBELL

3M HT; B&B
6CM CAL, B&B

BUXUS SEMPERVIRENS `GREEN GEM'
CHOISYA TERNATA
LONICERA NITIDA 'RED TIPS'
RHODODENDRON 'CUNNINGHAM'S WHITE'
ROSA 'FLOWER CARPET - SCARLET'
ROSA 'JACQUES CARTIER - MARCHESE BOCELLA'
TAXUS BACCATA 'FASTIGIATA'

GREEN GEM BOX
MEXICAN MOCK ORANGE
BOXLEAF HONEYSUCKLE; RED NEW GROWTH
RHODODENDRON; WHITE; L. MAY
CARPET ROSE; RED, DOUBLE
OLD FASHIONED SHRUB ROSE - PINK DOUBLE, FRAGRANT
COLUMNAR IRISH YEW

#3 POT; 40CM
#3 POT; 50CM
#2 POT; 30CM
80CM
#2 POT; 40CM
#3 POT; 60CM
1.5M B&B

CAREX OSHIMENSIS 'EVEREST'
PENNISETUM ALOPECUROIDES 'LITTLE BUNNY'

EVERGOLD JAPANESE SEDGE
LITTLE BUNNY FOUNTAIN GRASS

#1 POT
#1 POT

HELLEBORUS x HYBRIDUS
IBERIS SEMPERVIRENS
LAVENDULA ANGUSTIFOLIA 'MUNSTEAD'
THYMUS SERPHYLLUM

LENTEN ROSE
EVERGREEN CANDYTUFT
ENGLISH LAVENDER; COMPACT; VIOLET-BLUE
CREEPING THYME

15 CM POT
9CM POT
#1 POT
9CM POT

POLYSTICHUM MUNITUM

WESTERN SWORD FERN

#1 POT; 20CM

SHRUB

PERMEABLE CONCRETE UNIT
PAVERS IN COURTYARD,
ECO-PRIORA, RUNNING BOND
PATTERN HARVEST BLEND COLOUR
& SOLDIER COURSE APRON,
HARVEST BLEND COLOUR
APPROX.
EX'TG 2
STOREY HOUSE

101
15
14
12
135
8
120

P/L: 132.0' [40.23m]
P/L: 132.0' [40.23m]

18"X18" CONCRETE
SLABS IN GRAVEL

COURTYARD
DUPLEX 1
MAIN FLR. EL: 146.33'
LWR. FLR. EL: 137.33'

DUPLEX 2
MAIN FLR. EL: 146.33'
LWR. FLR. EL: 137.33'

GRASS

APPROX.
EX'TG 1 1/2
STOREY HOUSE

6'HT. WOOD PERIMETER
FENCE

18"X18" CONCRETE
SLABS IN GRAVEL

NEW DUPLEX
ROSA 'JACQUES CARTIER' OLD
FASHIONED FRAGRANT SHRUB ROSE

PATIO
EL: 136.67'

SOD STRIP

OLD FASHIONED SHRUB
ROSE - FRAGRANT

SOD STRIP

CARPET ROSES &
LAVENDER

SOD STRIP

6'HT. WOOD PERIMETER FENCE

A: RAISED
BED

62
15
PERENNIAL
43
100
8
118
GC
128

NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES SPECIFIED AS PER
CNLA STANDARDS. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER
MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY
LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN
APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE
REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE
STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE
STANDARD'S LATEST EDITION. ALL PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY
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HERITAGE CONSERVATION PLAN
Figg-Hoblyn House
1023 Third Avenue, Brow of the Hill, New Westminster
June 2016
Residents of 1023 Third Avenue, New Westminster
From historic New Westminster directories and historic title search. *Indicates resident was also the owner;
otherwise residents were renters.
1037 Third Avenue (original civic address)
1892
1894

T.R. Figg*, “Gentleman”
T.R. Figg, “Justice of Peace”

1895

“vacant”
Resident not definitive as unclear when the Figg-Hoblyns left for California.
(unknown)
New Westminster directories are not indexed by streets in these years and the
address itself does not appear. May have been vacant or rented.

1896 - 1909

1023 Third Avenue
1909 - 1916

1917 - 1934
1935
1936 -1938
1939
1940
1941 - 1944
1945 - 1969

1969-1987

1991-1992

Andrew Ramsay*, “Engineer”
1897 listed as employee of RCP Mills (Durham St.); 1899 as engineer with RCP
Mill.
William Henry*
Until his death in 1919, then Mary Elizabeth Trueman* until 1934.
vacant/no listing
Edward L. & Agnes Quinn, “Engineer, BC Manufacturing Co.”
Ray & Ethel Larsen, “Meat Cutter, Safeway”
Edward M. & Bertha J. Williams, “Longshoreman”
Gaspar & Margit Juhas*, “Labourer, Mohawk Lumber Co.”
Joseph & Mary Labash*, “Mechanic”
Renters until 1951 when they bought the house from Juhas family.
Also resident children George F. and wife Edna (proprietor George’s Radiator
Shop, N.W.) until 1970, and Stanley B (employee at George’s Radiator Shop).
Mary Labash*
After Mary and Joseph divorced, she lived in the house with son Stanley until her
death in 1987.
no return
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The following procedures are according to conservation standards for historic buildings as established by
the Parks Canada, Historic Places Initiative (HPI) and listed in Standards & Guidelines for the
Conservation of Historic Places in Canada, 2007.
Preservation: The action or process of protecting, maintaining and/or stabilizing the
existing materials, form and integrity of an historic place or of an individual component,
while protecting its heritage value.
Restoration: The action or process of accurately revealing, recovering or representing
the state of a historic place or of an individual component, as it appeared at a particular
period in its history, while protecting its heritage value.
Rehabilitation: The action or process of making possible a continuing or compatible
contemporary use of an historic place or of an individual component, through repair,
alterations, and/or additions, while protecting its heritage value. 15
4. BUILDING DESCRIPTION
As summarized in the Statement of Significance, Figg-Hoblyn House is a medium-scaled, late 19th century
wood-framed-and-finished house set partially in the ground.
At the time of construction, New Westminster was a substantial former colonial city with direct family,
business and cultural links to the United Kingdom. Domestic architectural trends in the city closely followed
British or American styles of the day, especially the case for Figg and his English gentry wife looking to fit
into the local social scene.
In this context the house could best be described as following the Late Victorian, Queen Anne style, albeit
a modest vernacular version without architectural panache. It has asymmetrical massing, a prominent
street-facing bay and a picturesque roof feature in the south roof dormer. This simplified design approach
is a precursor to the international Arts & Crafts design movement gaining ground at this time.
Figg-Hoblyn House exemplifies the pervasive use of coastal Douglas fir in domestic construction in this era.
As a local, plentiful, strong, durable and attractive material, this wood was used throughout the building,
including: rough cut lumber for framing and sheathing; shaped exterior claddings and trims, window frames
and sashes, panel doors, balustrades and interior plaster lathing, flooring, cabinets and trimwork. Other
than cedar shingle roofing, wall and ceiling plaster, loose linoleum flooring and various accessory materials,
no principal material other than fir was used.
At 1200 square feet, the floor plan of the house was modest. The main floor comprised a parlour, dining
room, with bay window alcove, and large kitchen with pantry. Both the front and back doors open onto the
wraparound porch. The upper floor provided three generous bedrooms with closets, and a common
bathroom. The central foyer and stairwell is a particularly significant interior feature.
Windows are mostly 2-over-2 double-hung sashes with original (wavy) float glass. Narrower units are 1over-1. There are only a few different window sizes and there is no stained glass.

15

Parks Canada. Canada’s Historic Places. Standards and Guidelines for the Conservation of Historic Places in Canada 2nd ed.
www.historicplaces.ca/media/18072/81468-parks-s+g-eng-web2.pdf.
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At roof overhangs, repair deteriorated rafter ends with epoxy consolidant. If loss of section has
occurred replace rafter into attic.
At proposed addition roof, overhangs and details to match existing design, (see also General
Wood Elements below for trims).
Porch floor structure to be removed entirely due to deterioration and for house relocation.
Retain porch posts for reinstating. Reconstruct porch floor as per drawings; note joist depth
will likely increase as existing does not meet current code (see also General Wood Elements).
Lower floor to be rebuilt to current Building Code with new concrete foundation, framed walls
and slab-on-grade.
Chimney to be deconstructed, bricks retained and cleaned for reconstruction above attic level
only, ie. non-functional. Use only Type-S lime mortar. Provide flue closure: cementboard, selfadhered-membrane, metal flashing concealed 2 courses below chimney top.
Chimney reconstruction to match existing design (two bricks square, nine course above roof
ridge) and include original top design of three additional courses, each with 1 inch corbels.

Roofing and Rainwater Works
Contemporary asphalt roof shingles are at the end of their service life and are in poor condition. Attics are
unvented; there are no eave vents present. Gutters and downpipes are white aluminum and extensively
deteriorated or missing.
Recommended Conservation Procedure:






b.

Rehabilitation

Remove all previous roofing and install preservative-treated, CSSB No. 1 Certi-Last, cedar roof
shingles in standard coursing with 5” exposure. Size and install shingles per requirements of
BC Building Code for given roof slopes.
Ensure shingles installed on spaced roof strapping for required ventilation.
Convert (non-functioning) attic window to louvred wood vent. Provide matching vent in gable
end of proposed rear addition and in east-facing existing gable end. As attic is to be insulated
ventilation is required by code. Gable end vents less an impact on heritage values than adding
round soffit vents and square plastic roof vents through roofing.
Replace rainwater works with continuous aluminum "Colonial" K-style gutters and downspouts.
Colour: Slate Grey. K-style gutters are similar to original wood gutter profile.
Do not install downspouts facing the street; locate on side walls.

General Wood Elements

Largely as a result of complete failure/weathering-off of paint finishes, visible wood elements are generally
in fair condition with deterioration especially at ends of boards/joints. Bargeboard lower ends are
particularity deteriorated and/or damaged. Paint finish on main body clapboard siding, especially on the
south and west elevations is extensively deteriorated with much bare wood evident.
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7. 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 Revitalization Agreement (HRA) and/or a Heritage Maintenance Bylaw. As with the
Heritage Conservation Plan, such maintenance standards apply only to the building exterior.
As general upkeep is frequently overlooked and will lead to deterioration of heritage resources,
maintenance standards warrant special attention. Any building should be kept in a reasonable condition
so it continues to function properly without incurring major expenses to repair deterioration from neglect.
To avoid compounding problems a continuity of informed supervision of assessments and repairs is
essential.
A periodic Condition Survey by a Heritage Professional will enable the owner to anticipate and budget for
upcoming repair or replacement work. The most frequent source of deterioration problems are from poorly
maintained roofs, rainwater works and destructive pests.
Establish a maintenance plan using the information below; a spreadsheet is an effective tool. The "heritage"
maintenance plan will provide a schedule for various tasks and the likely funds required to support the work.
Records of maintenance should be kept including photographs of deterioration encountered, before and
after treatment, and actions taken.
Maintenance Checklist:
a.

Site








b.

Maintain min. 2 foot clearance between vegetation and building face and a 12 inch wide
gravel strip against the foundation in planted areas.
Do not permit vegetation (vines, etc.) to attach to the building.
Keep tree branches pruned so they don't overhang roofs.
Ensure roots from large trees to not stress and deform building foundation, or damage
perimeter drainage piping.

Foundation




c.

Ensure site runoff drainage directed away from buildings.

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 by flushing and/or
professional inspection every 3-5 years.
Inspect basement/crawlspace interior for signs of moisture migrating through foundation
walls or the slab-on-grade in the form of efflorescence (a white powder on concrete) or
staining of finishes. A "smell test" for musty air can indicate a moisture problem.

Masonry
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d.

Inspect masonry mortar for spaulling and deterioration and repoint as needed to maintain
structural integrity and appearance.
Clean accumulation of efflorescence from masonry (a build-up of natural salts in new
mortar migrating to the surface through evaporation mechanisms).
Review structural integrity for deformation, leaning, cracked masonry units and if
encountered seek advice from Professional Engineer as may be related to foundation
problem.

Wood Elements









e.

Clean excessive build-ups organic growth and atmospheric soot from masonry chimneys.

In the wet coastal climate of British Columbia maintaining integrity of exterior wood
elements is critical in preventing water ingress into buildings.
Annually inspect wood elements for signs of deterioration mechanisms, identify source of
problem and take corrective repair/replacement action:
o

wood in contact with ground or plantings;

o

excessive cupping, loose knots, cracks or splits;

o

open wood-to-wood joints or loose/missing fasteners;

o

attack from biological growth (moss, moulds, etc.) or infestations (carpenter ants,
etc.);

o

animal damage or accumulations (chewed holes, nesting, bird/rodent droppings)
USE HAZARDOUS MATERIALS PROCEDURES;

o

signs of water ingress (rot, staining, mould, infestation).

Closely inspect highly exposed wood elements such as porches, railings and stairs for
deterioration. Anticipate replacement in kind of these elements every 10-15 years.
Inspect paint finishes every 3-5 years and expect full repainting every 7-10 years. Look for:
o

bubbling, cracks, "alligatoring" or crazing, wrinkles, flaking, peeling or powdering;

o

excessive fading of colours, especially dark tones;

Note repainting shall be in historic colours accepted for the HRA unless altered by Heritage
Alteration Permit (HAP) issued by the Local Authority.
Inspect visible caulking joints for continuity and shrinkage. Expect to redo caulking every
3-5 years.
Review metal flashings to ensure water runoff properly directed to the exterior and that
flashing joints are intact.

Windows and Doors






Annually check integrity of window glazing putty for drying, cracking or loss.
Replace cracked or broken glass as it occurs.
Check satisfactory operation of windows and doors. Poor operation can be a sign of
building settlement distorting the frame, or sashes or doors may be warped.
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f.

Inspect weather stripping for excessive wear and integrity.

Roofing and Rainwater Works











g.

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

Inspect roof condition every 5 years, looking for:
o

loose, split or missing (cedar) shingles, especially at edges, ridges and hips;

o

excessive biological growth (moss) and/or accumulation of debris from adjacent
trees;

o

flashings functioning properly to shed water down slope, especially at chimney.

Remove roof debris and moss with gentle sweeping and low-pressure hose.
At 10-15 years assess cedar roof shingles for retreatment with spray-applied penetrating
oil with wood preservative, and possible replacement of edge and ridge shingles.
Plan for roof replacement of cedar roofing at 18-22 years or longer.
replacement to be pressure-treated cedar as per original specification.

Note roofing

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.

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 lowpressure hose. Use mild cleaner if necessary such as diluted TSP or "Simple Green".
Do not use high-pressure washing as it will lead to excessive damage to finishes, seals,
caulking and wood elements, and it will drive water into wall assemblies and lead to bigger
problems.
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Appendix D:
Statement of Significance

1023 THIRD AVENUE, NEW WESTMINSTER ~ STATEMENT OF SIGNIFICANCE

Description of Historic Place
The Figg-Hoblyn House is a 1½ storey plus basement, wood-frame, single-detached house with an
intersecting gable roof and side entry porch. The principle facade faces Third Avenue but is situated in
the far rear of the lot backing onto Oxford Street. The property is located on the north side of Third
Avenue mid-block between Tenth and Eleventh Streets in the Brow of the Hill neighbourhood of New
Westminster.
Heritage Values
The 1892 Figg-Hoblyn House is valued for its historic, associative, and aesthetic significance, and in
particular for its age.
It has historic value for its connection to the early development of the Brow of the Hill neighbourhood, an
area of the original 1859 settlement plan for the city. The house was built during the neighbourhood’s first
significant growth between 1887 and 1892, spurred by the pending arrival of the Canadian Pacific
Railway to the city. The house is a surviving single-detached house on its large, original lot in a
neighbourhood where most large lots have been subdivided and original dwellings have been replaced
with apartment buildings or new houses. The lot contains four mature flowering shrubs: 2 camellias and 2
rhododendron.
The associative value is two-fold: first, the house is important for its association with its builders, Thomas
Richard Figg—an English-born pioneer and businessman of Mayne Island and New Westminster, and his
wife, Rosalind Hoblyn—the daughter of wealthy gentry from Cornwall. The Figg-Hoblyn family lived here
from 1892 until the late 1890s and represent unusual high-society residents in a “working class” area as
defined in the original city plan; and second, the house has further historic value as a home for
subsequent 20th century “blue collar” families employed in key local industries. The continuous long-term
residence/ownership of the Labash family (1945-2014) exemplifies this aspect.
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The house is valued for its aesthetic character as an example of an unaltered, late-Victorian house. The
asymmetrical, L-shaped plan with intersecting gables, features restrained vernacular, elements common
to the typology. Typical of Lower Mainland houses built in the era, the building features old-growth timber
in its wood-frame construction, details and finishing incorporating wood products from local mills. It is
unusual for remaining almost completely true to its original design.
Character Defining Elements


Location on Third Avenue in the Brow of the Hill neighbourhood of New Westminster.



Siting facing the principle road but far to the rear of the lot.



Continuous, single-detached residential use.



Residential form, scale and massing as expressed by:






o

T-shaped building massing;

o

1½ storey height with steep, cross-gabled roof;

o

Front-facing roof dormer;

o

Rectangular, side-facing cantilevered bay window, and;

o

Wraparound porch with low pitched hip roof and side-facing front and back doors.

Collection of Late Victorian-era design features:
o

Narrow horizontal clapboard siding with 3 ¼” exposure at the main body;

o

Horizontal “drop” siding with 5” exposure at the basement level;

o

Common, running bond, internal, red brick chimney (corbelled top missing);

o

Roof trims and narrow eaves including wide gable bargeboards with top crown moulding
and closed, sloped soffits clad in 4” V-joint, tongue-and-groove boards;

o

Porch floor of 4” flush-joint, tongue-and-groove boards;

o

Collection of flat-stock wood trims including siding corner boards, main floor band, gable
rakes, window and door trims, and porch posts, trims and balusters;

o

Pattern and scale of original wood sash windows, including single and divided light
sashes and double-hung units, and;

o

Glazed stained wood front door with egg and dart mouldings above and below the light,
(original glass missing) and original hardware; and the panelled, stained wood back door.

Original colour scheme of light green main body and roof soffits, medium grey basement level
and wood trims, and black window sashes and various trim highlights.
Four mature flowering shrubs: 2 camellias and 2 rhododendron.
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