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PROJECT SUMMARY
An application has been received for a Heritage Revitalization Agreement (HRA) at 515
Fourth Street, a corner property in the Queen’s Park Heritage Conservation Area.
Through the HRA, the property owner is requesting Zoning Bylaw relaxations which
would see the existing 1940 heritage house converted to a duplex and construction of an
infill house facing Regina Street. In exchange for the Zoning relaxations proposed, the
heritage building would be restored, and legally protected with a Heritage Designation
Bylaw and listed on the Heritage Register.
PURPOSE OF REVIEW
The Community Heritage Commission is being asked to review the application and
provide feedback in relation to the following elements:
• The heritage value of the 1940 house;
• The prepared Statement of Significance;
• The appropriateness and level of the planned heritage conservation work;
• Any heritage implications related to the proposed intervention in the heritage
building; and
• Any heritage implications related to the design of the site or infill house.
The Community Heritage Commission is also being asked to provide a recommendation
to Council on this application, based on its heritage merits.
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GUIDING POLICY AND REGULATIONS
Interim Development Application Review Process
In April 2020, Council directed staff to implement an Interim Development Application
Review Process (Interim Process) in response to the COVID-19 Pandemic. The Interim
Process is intended to support continued public engagement on development projects,
while also meeting physical distancing requirements. Under this process, development
applications with a heritage component will be brought forward to the Commission
virtually for comment and endorsement. However, the focus of the review will be on the
Statement of Significance (SoS), Heritage Conservation Plan (HCP), and heritage-related
elements of the project, as will be outlined in staff reports moving forward.
Official Community Plan (OCP) Land Use Designation
The Official Community Plan (OCP) sets out the City’s anticipated land use for the
future, for the purposes of guiding development applications. In the OCP, this property is
designated “Residential— Detached and Semi-Detached Housing” (RD). This
designation envisions a mix of low density residential units including houses, secondary
suites, laneway/carriage houses, and duplexes. The proposal is consistent with the
Official Community Plan’s land use designation and Development Permit Area
guidelines for the neighbourhood.
Projects with Heritage Assets
The OCP encourages the use of Heritage Revitalization Agreements when a heritage
asset on the site is appropriately incorporated into a development. Through this type of
agreement, the OCP land use designation indicates that the development may be used to
permit the housing forms listed in the “Residential – Ground oriented Infill Housing”
(RGO) designation. The RGO designation allows a mix of ground oriented infill housing
forms which are complementary to the existing neighbourhood character, and may
compact lots, duplexes, triplexes, stratified buildings, and other forms. The proposed
project is consistent with this policy.
Queen’s Park Heritage Conservation Area
The subject property is protected through the Queen’s Park Heritage Conservation Area.
The proposed Heritage Designation and Heritage Revitalization Agreement (HRA) would
provide a higher level of protection, design control, and development regulations than the
Heritage Conservation Area. The additional protection and sensitive infill proposed is
consistent with the goals of the Heritage Conservation Area.
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Queen’s Park Heritage Conservation Area Design Guidelines
The Queen’s Park Heritage Conservation Area Design Guidelines are the basis for
assessing projects within the Queen’s Park neighbourhood. The evaluation is based on an
examination of the existing character of the surrounding area and the building itself. The
guidelines aim to respect the integrity of historic buildings, while ensuring new
construction is sympathetic to the character of the neighbourhood. The application has
been evaluated by staff against these design guidelines.
Zoning Bylaw
The existing zoning for the site is “Queen’s Park Single Detached Dwelling District”
(RS-4). The intent of this district is to allow single detached dwellings with rental
secondary suites and a rental laneway or carriage house. In this zone, the maximum
density (measured through floor space ratio (FSR)) for principal houses which are
protected under the Heritage Conservation Area is 0.7 with a carriage house up to 0.16
(total on site of 0.8). The proposed application would not increase the number of dwelling
units allowed on the site, but would allow a different tenure (i.e. stratification for
individual ownership) and a different distribution of floor space between the buildings.
As such, a Heritage Revitalization Agreement is required to permit the proposal.
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 longterm legal protection through a Heritage Designation Bylaw and exterior restoration,
certain zoning relaxations may be considered (as noted above). An HRA is not precedent
setting, as each one is unique to a specific site.
These applications are guided by a Policy on the Use of HRAs. This policy establishes
guidelines for when and how HRAs should be used, and the balancing of public and
private benefits. The policy endorses Council’s consideration of reduced parking,
increased or transfer of density, and setback relaxations. The number of Zoning Bylaw
relaxations proposed (four) is aligned with past practice in HRAs and this policy.
Heritage Related Design Guidelines
Council endorsed The Standards and Guidelines for the Conservation of Historic Places
in Canada in 2008 as a basis for assessing heritage projects within the city. These are
national guidelines for best practice in heritage conservation and design. Conservation
work on the exterior of the heritage building and the design of the adjacent new building
were reviewed by staff against the principles and guidelines in this document.
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Heritage Designation Bylaw
A heritage asset which is the subject of an HRA is also protected by a Heritage
Designation Bylaw. This Bylaw is a regulation that places long-term legal protection on
the land title of a property. Any changes to a protected heritage property must first
receive approval from City Council (or its delegate, the Director of Development
Services) through a Heritage Alteration Permit (HAP). Future development is no longer
entitled, but could be permitted by Council with an HAP. HAP applications are also
evaluated by staff against the Standards and Guidelines and the Heritage Conservation
Area guidelines, where appropriate.
BACKGROUND INFORMATION
Site Characteristics and Context
The property is located on the corner of Fourth and Regina Streets in the northern end of
the Queen’s Park neighbourhood, an area of primarily single-detached dwellings. The site
is just over 6,000 sq.ft. (557 sq.m.), which is typically the required lot size for singledetached dwelling properties in the Zoning Bylaw. There is no proposed change to the
site size. The house currently on the lot has one residential unit, is approximately 3,000
sq.ft. (279 sq.m.), and has a density of 0.5 floor space ratio (FSR). A site context map and
aerial image is provided in Appendix A.
Project Description
The application proposes to restore the 1940 heritage building currently on the site, and
agrees to increased protection through a Heritage Designation Bylaw. In exchange, the
HRA would allow the heritage building be converted to a stratified duplex and
construction of a large carriage house at the rear of the property, also stratified; creating a
three unit strata. A site plan is available in Appendix B.
Heritage Duplex
The heritage building is proposed to be moved forward on the lot towards the corner of
Fourth and Regina Streets which both have a 20 ft. (6 m.) City boulevard between the
street and property line. A new foundation would provide expanded basement space. This
space, conversion of the existing attached garage into residential floor space (roughly
40% of the overall increase), and relatively small additions at the rear and south side,
would increase the building size by a total of 573 sq.ft (53 sq.m.). The duplex units would
split the main floor of the building, with one entrance on each street. Overall, the
duplex’s density would be just under 0.6 FSR, below the maximum allowable for a house
in the RS-4 zone and consistent with the City’s Interim Policy for Duplexes. Architectural
drawings of the exterior of the building are available in Appendix B.
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New Infill House
A 1,188 sq.ft. (110 sq.m.) infill house is proposed in the rear yard of the duplex, fronting
onto Regina Street. It is considered an infill house as it would be 230 sq.ft. (21 sq.m.)
larger than the maximum permitted under the laneway house program, and would have a
density of near 0.2 FSR, where otherwise 0.16 FSR is permitted (25% increase). Infill
houses, although larger than laneway or carriage houses, are evaluated against the City’s
guidelines for the latter. The design is generally consistent with the City’s laneway and
carriage house Development Permit Area guidelines as private open space and sufficient
separation between the infill and the principal dwelling are provided, and massing, light,
privacy, and overlook guidelines are generally followed. The design is also consistent
with the Queen’s Park Heritage Conservation Area Design Guidelines for new
construction. Architectural drawings of the exterior of the building are available in
Appendix B.
Proposed Zoning Bylaw Relaxations
Under the City’s Policy for the Use of HRAs, and the OCP, regulatory land use (Zoning
Bylaw) relaxations may be considered through an HRA. In this case, there are four
relaxations proposed:
• tenure change to strata ownership for all three units (otherwise two rental),
• transfer of unused density from the undersized duplex to the infill house,
• reduced front yard setback for the duplex (from 19 ft./5.8 m. to 10 ft./3 m. or
47%), and
• two off-street parking spaces for the three units on site (otherwise one per unit).
The overall site density is proposed at 0.79 floor space ratio (FSR), which is below the
Zoning Bylaw maximum, and the number of units (three) is already permitted on site.
The proposal substantially meets the remaining siting and massing regulations. More
detailed information is available in Appendix D.
Previous Review by the Community Heritage Commission (CHC)
A description of the project, the prepared Statement of Significance, and an overview of
the conservation work proposed were presented to the Community Heritage Commission
(CHC) for review and comment on May 1, 2019. At that meeting, no motion of support
(or non-support) for the project was passed.
The discussion cited issues related to loss of greenspace (seen as a character element of
the neighbourhood), and that increased density detracts from the heritage features of the
building. Other design feedback, related to fire rating and stair/entrance design, have
since been integrated into the proposal. The CHC requested that the project return for
review, following completion of community consultation, and the outstanding Queen’s
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Park Heritage Conservation Area incentive program work. Though the latter work has
been extended into 2021 due to the City reallocating resources in response to the COVID19 pandemic, the former has been completed.
Project Next Steps
An HRA and Heritage Designation are enabled by bylaw. Council would first consider
two readings of the bylaws, and if the readings are granted, a public hearing would be
scheduled. The public hearing allows community members to delegate to Council and
provide comments on the project proposal. Notice of the public hearing would be mailed
to properties within 100 meters of the site, listed in the local newspaper (The New West
Record), and sent to the local Residents’ Association.
Following the public hearing, should the bylaws be adopted (and the property placed on
the Heritage Register), further permits and approvals (issued by the Director of
Development Services) would be required prior to construction: Heritage Alteration
Permit, Building Permit, and Tree Permit.
ITEMS FOR DISCUSSION
Heritage Value
The Rankin House at 515 Fourth Street was built in 1940 and is stated to be a good
example of the Storybook style, common to wartime residential development in Western
Canada, which is relatively rare to the Queen’s Park neighbourhood. The house has been
evaluated by a heritage consultant to have social, historic, and aesthetic heritage value,
and to have good historic integrity overall. More detailed historic context information and
the Statement of Significance is available in Appendix C (pages 4-5 and 3-4,
respectively). Photographs of the building are available in Appendix C (pages 8-10).
Does the Statement of Significance provide an accurate representation of the heritage
values of the building?
Is the heritage value of the house sufficient to warrant long term legal protection and
heritage status through a Heritage Designation Bylaw?
Heritage Conservation Work
The application proposes that the building undergo preservation and revitalization work.
A conditions assessment and details are available in the Heritage Conservation Plan
which is included in full in this report as Appendix C (pages 15-20). According to the
project’s heritage consultant, a high level of original material is still present and
restorable. A summary of the conservation work is provided below:
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Table 3: Summary of Heritage Conservation Work
Building Element
Action
Material
Location (prominence on corner) Retain
N/A
Form, massing and
Preserve N/A
architectural style markers
Main body siding
Restore
Wood horizontal lap siding
(8” exposure)
Soffits, fascia, trim etc.
Restore
Wood
Roofing material, and gutters
Retain
Standard Duroid and aluminum gutters
Rear dormers
Enlarged See drawings
South side addition
New
Clad in wood shingle; new shed roof
Original windows (10) on street Preserve Wood framed, some with leaded glass
facing facades
panes See Appendix C page 17
Remaining windows and new
Restore
Period appropriate wood framed
window openings
windows to match existing designs
Front doors
Re-create Replica or salvage, period appropriate
wooden door swith small window lites
Chimney
Restore
Red brick
Front stairs
Re-create Concrete, curved/ with wide apron and
gradual descent. See drawings
Porches and stair rails
New
Painted wood, to Code requirements
Foundation and basement
New
Concrete
Exterior paint palette
Retain
As existing: white body, grey trim,
black sash and red accented door
Is the level of restoration proposed appropriate for this project?
Is the Heritage Conservation Plan sufficiently comprehensive and detailed?
Are there exterior building elements not addressed which could or should be?
What, if any, are the heritage implications related to the proposed interventions?
Design Relationship
The City’s policies, including the Standards and Guidelines, strongly encourage
developments which include a historic building to be respectful of the existing heritage
assets. Respectful development does not necessarily mean the new building must be
physically smaller than the heritage building, or that the site should not be developed,
rather that the site or new building’s design should consider the heritage building, and
allow the heritage building to be the focus of the development. Respectfulness and
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compatibility (another principle in the City’s heritage policy) could be reflected in the
fabric of the buildings, or in their shared or complementary design features.
In this proposal, the infill house would be 2 ft. (0.6 m.) shorter than the heritage building,
therefore likely not visible above the heritage facade on Fourth Street. The distance
between the heritage building and the infill house on Regina Street is proposed at 19.6 ft.
(6 m.), which exceeds the required separation distance in the standard carriage house
program by 3 ft. (0.9 m.). The infill house is proposed to share materiality with the
heritage building, on the exterior. For example through: horizontal siding, similar
window pattern and design, gabled roof form, wood trim and fascia elements, and a solid
front door with glass lites at the top. These design features also make the building
consistent with the Queen’s Park Heritage Conservation Area design guidelines.
Proposed colour elevation and site plan are provided in Appendix B.
Are the massing, siting, and design elements of the new house and site plan compatible
with and respectful of the heritage house’s character?
Alternatively, does the site plan or the design of the new house overwhelm or detract
from the heritage house? In what ways?
FEEDBACK FROM THE COMMISSION
Under the Interim Development Review Process, the Community Heritage Commission
is being asked to provide feedback in relation to the following elements of the proposal:
• The heritage value of the 1940 house (photos in Appendix C, pages 8-9);
• The prepared Statement of Significance (Appendix C, pages 3-4);
• The appropriateness and level of the planned heritage conservation work (as detailed
in the Heritage Conservation Plan, Appendix C pages 15-20);
• Any heritage implications related to the proposed intervention in the heritage building
(drawings in Appendix B); and
• Any heritage implications related to the design of the site or infill house (drawings
Appendix B).
The Community Heritage Commission is also being asked to provide a recommendation
to Council on the project, based on its heritage merits. The following options are offered
for the Commission’s consideration:
1) That the Community Heritage Commission recommend that Council support the
Heritage Revitalization Agreement for 515 Fourth Street and its inclusion on the
City’s Heritage Register; or
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2) That the Community Heritage Commission recommend that Council does not
support the Heritage Revitalization Agreement for 515 Fourth Street or its
inclusion on the City’s Heritage Register; or
3) The Community Heritage Commission could also provide an alternative
recommendation, stemming from elements identified in their discussion.
APPENDICES
Appendix A: Site Context Map
Appendix B: Proposed Design Plans
Appendix C: Heritage Conservation Plan and Statement of Significance
Appendix D: Proposed Relaxation Information
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Appendix A
Site Context Map

515 Fourth Street
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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Appendix C
Heritage Conservation Plan and
Statement of Significance

Heritage Conservation Plan
David & Gertrude Rankin House - 1940
515 Fourth Street, Queen’s Park - New Westminster, BC

Elana Zysblat, CAHP :: Ance Building Services :: August 2019
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Statement of Significance

Description of Historic Place
The David and Gertrude Rankin House is a one-and-one-half storey, wood-framed dwelling located on
the southeast corner of Fourth and Regina Streets in the Queen’s Park neighbourhood of New
Westminster. The ell-shaped building 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 1940, the David and Gertrude Rankin House is historically significant for its connection to the
interwar development period 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 Revival architectural styles to the
neighbourhood and filled in the remaining unbuilt lots, sometimes through subdivision of larger
properties.
This house has social heritage value as the purpose-built, Rankin family residence. Scottish-born David
Muir Rankin (1886-1963) worked at the BC Distillery for his entire career, retiring as a foreman. the BC
Distillery was a wine and spirits plant which operated on Braid street from 1904 until 1978 and was a
key local business in New Westminster’s industrial, riverfront economy. Following the Rankins, the Dr.
Walter R. Brewster family, also linked to a key New Westminster institution, called this building home.
Brewster was the physician for the BC Penitentiary which operated in the Sapperton neighbourhood
for over 100 years from 1878 until 1980.
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Aesthetically, this building is significant as a good example of the late 1930s and early 1940s residential
architectural trend for Classic Revival styles - a favoured aesthetic in Queen’s Park. The subject house
illustrates the English Cottage Revival with Cape Cod elements, a style which evokes the informal
charm of a country cottage, and typically features wide, low asymmetrical forms with prominent gable
roofs and divided-light windows.
The house is valued for its continuous use as a single-family dwelling and home for only three local
families since construction. The Rankin family resided here for 7 years until 1947, followed by Dr.
Walter and Margaret Brewster (12 years 1948-1960) followed by the family of lawyer Lawrence
Pilkington and wife Audrey (over 50 years 1962-2018).
Character Defining Elements
•

Location on the corner of Fourth and Regina Streets in the Queen’s Park neighbourhood of New
Westminster

•

Siting towards the front (north) of the lot with deep front yard

•

Typical Revival-style landscaping with raised front lawn with ‘natural’ slope to sidewalk grade with
no permitter fence or wall and a curved walkway leading from the corner to the front door

•

Continuous residential use since 1940

•

Residential form, scale and massing as expressed by its one-and-one-half storey height

•

Ell-shaped plan with side-gabled roof intersecting with a front-gabled wing. All gable ends feature
boxed-corner returns.

•

Two canted bays (on Fourth and Regina elevations), twin Cape Cod-style gabled dormers on front
facing main roof and a single dormer on rear facing main roof.

•

Front entrance porch with pointed conical roof, and curving concrete stairs

•

Original wide-plank (8”) horizontal wood siding under current vinyl cladding

•

Original window openings with projecting wood sills. Original triple assembly wood sash pictures
windows with divided upper sashes or leaded glass with segmented top centre windows on Fourth
and Regina facing elevations. Single assembly leaded-glass wood sashes on facade elevation in
the upper storey. Original octagonal wood sash windows with leaded glass in the living room on
either side of the chimney.

•

One internal brick chimney (rear plane of main roof) and one end-wall brick chimney (southern side
elevation).
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Evolution of development on the block
left: partial view of plate
120 from Goad atlas for
Vancouver (New
Westminster vol III) 1912.
source: Library &
Archives of Canada

The above partial view of a 1912 fire insurance map for New Westminster, shows the subject house’s
immediate area from Sixth to Fifth Avenues (top to bottom) and from Fourth to Second Streets (left to
right). Most of the immediate lots have been developed 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 1912, is outlined in red. By 1957, the date of the
subsequent fire insurance map (below), all the lots had been filled in including the subject lot which
was re-subdivided in 1930 along with its neighbour to the south (509 Fourth St. developed in 1930), to
front Fourth Street and to include a portion of the adjacent lot 14.
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. Examples of this Revival homes development period can be
seen on either side of the subject house at 323 Fourth Street (1923) and at 509 Fourth Street (1930).
Below are examples of house plan models from two home catalogues of the era - one of many
countless house plan catalogues that influenced house designs such as that of the subject house. The
design we today refer to as English Revival was often marketed as "Modern English" or “English
Bungalow” in the catalogues, and were highly popular models.

The Wilmore - Gordon Van Tine
Company 1940.
source: antiquehomestyle.com

The Ellison - Sears Roebuck 1936.
source: antiquehomestyle.com
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Residents/owners at 515 Fourth Street
1941-1947: David M. & Gertrude Rankin (blender and then foreman at BC Distillery)
also, Gordon M. Rankin (mill worker Thomson & Clarke in 1941, and corporal with RCAF in 1945.
1948 - 1958: Dr. Walter R. & Margaret A. Brewster (BC Penitentiary physician)
1959 - 1961: No information available
1962 - 2002: Lawrence & Audrey M. Pilkington (lawyer - Lawrence passed away in 1997)

Archival Photographs
Hostage Jean Young is escorted to the B.C.
Penitentiary gates by penitentiary physician Dr. W.
R. Brewster, and Chris Conway, prison
classification officer in 1972.
source: New Westminster Museum and Archives
IHP10001-1845 and IHP10001-1847

______________________________________________
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Current Photographs
front view

rear view
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side view (south)

side view (north)
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original wood siding and
window trim, as visible
below the back porch, a
portion of the house that
was never covered in vinyl
siding.

context view with its neighbours to the south dating from 1930.
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Conservation Objectives
515 Fourth Street will continue on its original site on the corner of Fourth and Regina Streets, and with
its detached residential use. The building will be converted into two-unit strata with one unit on the main
and upper floor and as the other unit located in the balance of the main floor and extending to the
basement level. To further improve the sustainability of this property and help finance the conservation
and maintenance of the historic building, a two storey infill house will be introduced at the rear, fronting
Regina Street. The proposed infill house design is compatible in form, scale and design with the
neighbouring traditional four houses on Regina Street, two of which are new (1998 and 2000) and two
of which are historic (1909 and 1911), but which all conform to historic house design traditions typical of
Queen’s Park. The proposed development will transform the existing large lot’s capacity to house three
families comfortably each with separate entrances, private outdoor areas and with two start plan
parking spaces. The proposed development does not affect the Heritage Values nor the Character
Defining Elements of the historic place.

Architectural rendering source: D3 Dimension, Drafting, Design Inc.

The above illustrated elevations depict the existing historic building at 515 Fourth Street (right) and
the proposed infill house at its rear (left). The two buildings will be part of the same strata plan, but
separated by a driveway and parking area that serves both buildings. The infill building is compatible
with the historic house and subject streetscape in its traditional design, height, massing and form. Its
gable roof, full-width front porch and traditional cladding materials fit in harmoniously with the
Queen’s Park neighbourhood character. The new house will be distinguished in its modern exterior
materials - cementitious siding and vinyl or metal windows.
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Conservation Treatments
Rehabilitation is the overall conservation objective for the historic house and for the property.
The exterior of the historic Rankin House will be restored.
The interior of the historic Rankin House will be rehabilitated for duplex use.
The historic property will be rehabilitated to accommodate an infill building at the rear.
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.
The above conservation treatment definitions are taken from the Standards & Guidelines for the
Conservation of Historic Places in Canada (2nd edition).
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Site Plan
The red outline on the proposed site plan (below), illustrates the current location of the existing historic
house in the center of its large lot. The proposed development would involve the relocation of the
historic house towards the corner of Fourth and Regina, to accommodate the infill house.

Site plan source: D3 Dimension, Drafting, Design Inc.
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Relocation impacts
The proposed new location of 515 Fourth Street (see footprint in red on aerial below) increases
the visibility and prominence of the historic house from both Fourth and Regina Streets and
aligns in siting with the Revival style historic houses on either side - the 1930 house at 509 Fourth
Street and the 1928 house at 323 Regina Street (outlined in red on the aerial below).

Aerial source: google maps satellite view.
Proposed new location of 515 Fourth and current locations of next door houses applied by author.
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Condition Assessment
Overall the building is in good condition.
a. Structure
The building lines are true to the eye - there is no visual evidence of structural distortion or obvious
failures.
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 Elements
The wood-clad and finished building is under an additional layer of vinyl siding and soffits. An area at
the rear below the back porch which was never covered in vinyl shows the original 8” exposure
wood lap siding and original trim in very good condition.
Based on this observation, it is assumed that the remainder of the wood siding and soffits are in good
condition. It is unknown whether original trim boards (window, door and facia) are present under the
vinyl siding or were removed prior to its installation.

left: the basement
level portion of the rear
of the house, below the
back porch, was never
clad in vinyl. The
condition of the wood
siding and trim here is
very good.
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d. Roofing and gutters
The duroid shingle roof is in very good condition. The gutters are in functional, good condition.
e. Chimneys
The two brick chimneys (internal and end-wall) are both in fair condition with evidence of failing and
missing mortar and some slight brick deterioration especially on the internal chimney and at the base
of the end-wall chimney. An assessment of the mortar condition by a mason should be carried out.

current photographs of the internal brick chimney
(rear plane of main roof)

end-wall brick chimney
(southern side elevation)

f. Windows and Doors
Windows - all window openings appear to be original to the 1940 design. The building retains ten of
its original wood sashes. All facade window sashes are original wood windows - at the main level there
are three triple-assembly bays, each with a segment top central window and leaded side windows
(windows 1-3). At the upper storey are two leaded glass wood sashes in the dormers and a narrow
rectangular leaded glass wood sash above the living room bay (windows 4-6). Four additional wood
windows are found on the side elevations - two octagonal leaded sashes at either side of the end-wall
chimney and two triple-assembly bays similar to the facade windows, one on either side elevation
(windows 7-10). The condition of these windows is all good. The opening windows are all operable.
See window photographs on next page.
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Marked above in red numbers are the ten original wood sash windows that survive on the house.
All the windows have projecting wood sills, the visible portion of which are all in good condition. The
reminder of the windows on the house are vinyl or aluminum windows, which although in operable
condition are scheduled for replacement as part of the restoration efforts for the exterior.
Door - The current wood front door is in good condition but appears to be a 1960s to 70s insert. It is
not in keeping with the Revival design of the house and is thus scheduled for replacement.
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g. Front Stairs
The current concrete stairs with metal railing are in good condition but are scheduled for
reconstruction as part of the building relocation.
h. Finishes
The painted finish on the exterior, as observed on the exposed area of wood siding at the rear of the
building is fair. The paint is dry and flaking in some places as it likely was applied last at least 30 years
ago.

Recommended Conservation Treatments
a. Structure and site - Rehabilitation and Restoration:
Rehabilitate the property by:
• Relocating the historic house towards the street corner to accommodate an infill house at the rear
and improving its alignment with the historic houses on either side;
• Introducing a basement suite in the historic house;
• Constructing an infill house next door
Restore the historic building structure in its adjusted location on the site
b. Foundation - Rehabilitation:
•

As part of the relocation of the historic building, construct a new foundation replicating the original
discreet concrete foundation.

c. Exterior Elements - Restoration:
•

Expose the original wood siding by removing the vinyl cladding. Restore, repair (and reintroduce
where missing) wood siding, wood trim around the doors and windows, wood soffits and facia
boards. Replace deteriorated or missing elements only where not repairable in-kind in similar
dimension, profile and material (smooth finish wood). Guidance will be taken from the design of
surviving wood elements and the shadows of missing elements to fully restore the exterior plane.

d. Roof and gutter - Preservation:
•

Preserve existing duroid roof. Plan to replace roof within 10 years.
Preserve gutters. Plan to replace gutters and downspouts within 5-10 years.
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e. Chimney - Restoration:
•

Repair (repoint) the visible portion of the internal brick chimney (the stack) above the roofline and
rebuild the end-wall chimney after relocation using a qualified mason with proven experience in
masonry conservation. It is important to reuse the original chimney bricks and match the proper
mortar composition as part of the repointing process. Replace individual bricks in-kind only when
determined to be too deteriorated to reuse.

f. Windows and Doors - Preservation and Restoration:
•

Preserve the ten wood windows on the house. Ensure their operability and
repair any elements that may need maintenance using a finishing carpenter
who specializes in wood window repair. Repaint sashes, frames and sills in a
high-gloss finish after proper prep (minimal scraping necessary to remove loose
paint, repair any damaged wood or putty, and caulk).

•

Restore wood windows where vinyl and aluminum windows are currently
present. Introduce wood sashes with divided or leaded lights, compatible with
the original window designs on the house, specifically bay #3.

•

Introduce a new, replica wood door (or a salvaged door) in keeping with this
1940s design like the design on the right:

g. Front stairs - Rebuild front stairs in concrete, in keeping with English Cottage Revival front stairs
with a more gradual descent separated by landings and/or curved pathways. The stairs should be wider
than the entranceway and should traditionally curve or widen as they descend.
See proposed stairs rendering below:

Architectural rendering of proposed
restored entrance
source: D3 Dimension, Drafting, Design Inc.
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h. Finishes - Restoration:
The most comprehensive research on 1930s and 40s paint colours has been conducted by California
Paints in partnership with archivists and historians at Historic New England. Repaint in an authentic
1930-40s colour scheme featuring a high contrast colour scheme, such as the below:
Body - California Paints Organic White
Matches Benjamin Moore Maritime White OC-5
siding finish - low luster

Trim, eaves and window sills California Paints Rooftop
Matches Benjamin Moore Rockport Gray HC-105
trim finish - satin pearl

Front door - California Paints Strong Punch
Matches Benjamin Moore Million Dollar Red 2003-10
front door finish - high gloss

Window sash and front stair rail - Benjamin Moore Gloss Black VC-35
window sash and rail finish - high gloss

The Rankin House rendered in the proposed historic colour scheme. source: D3 Dimension, Drafting, Design Inc.
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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.
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 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 Queen’s Park. 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.

Ance Building Services :: 739 Campbell Avenue, Vancouver BC V6A 3K7 tel: 604.722.3074 :: Page 21

Heritage Conservation Plan

::

515 Fourth Street New Westminster, BC

:: August 2019

Maintenance Plan
Following completion of the conservation works, the owner must maintain the building and land in
g o o d 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.

•

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.
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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 visible caulking joints for continuity and shrinkage. Expect to redo caulking every 3-5 years.

•

Repainting shall be in historic colours as approved in this plan or with a Heritage Alteration Permit
(HAP) issued by the Local Authority.

e.

Windows and Doors

•

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.
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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 buildup 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: 1940s-70s Municipal Voter’s Lists, and Canada Census 1921
New Westminster Public Library: Historic directories, Fire insurance maps
New Westminster Archives: 515 Fourth Street building file
archival photographs, tax assessment roles
City of New Westminster: Building permit records, Historic Context Statement for Queen’s Park
Neighbourhood (Cook, Burton & Barman - 2009), Queen’s Park Neighbourhood Heritage Study
(Planning Division - March 2014), Queens Park Neighbourhood Heritage Study http://
www.newwestcity.ca/business/planning_development/heritage/articles/3106.php
BC Archives: Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial
marriages (1859-1872) and baptisms (1836-1888)
Publications:
Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.
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.
Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster.
Site visit and interview with current owner September 2018

Ance Building Services :: 739 Campbell Avenue, Vancouver BC V6A 3K7 tel: 604.722.3074 :: Page 25

Appendix D
Proposed Relaxation Information

APPENDIX D: PROJECT STATISTICS AND PROPOSED RELAXATIONS
A summary of the proposed relaxations are outlined in Tables 4 and 5 below. Note: grey
rows indicate proposed relaxations, white rows meet City regulations.
Table 4: Proposed Infill House Statistics
Characteristic
Permitted
Density
0.16 FSR
Unit Size
958 sq.ft.
(89 sq.m.)
Dwelling Unit Tenure
Rental
Site Area
15%
Building Height to Peak
23 ft. (7 m.)
Front Yard Setback
8 ft.
(2.44 m.)
Side Yard Setback (N)
4 ft.
(1.22 m.)
Building Separation Distance 16 ft.
(4.88 m.)
Rear Yard Setback
4 ft.
(1.22 m.)
Vehicle Parking Spaces
1 required
Bicycle Parking Spaces
2 required
Table 5: Proposed Duplex Statistics
Characteristic
Permitted
Density
0.65 FSR
Total Floor Space
3,928.6 sq.ft.
(365 sq.m.)
Unit Size (A)
Unit Size (B)
Dwelling Unit Tenure
1 rental &
1 ownership
Site Coverage
35%
Building Height to Peak 35 ft. (10.6 m.)
Building Height to
25 ft. (7.6 m.)
Roof Midpoint
Attached Accessory Area 10%
Front Yard Setback
19 ft. (5.8 m.)
Side Yard Setback (E)
5 ft. (1.5 m.)
Side Yard Setback (W)
5 ft. (1.5 m.)
Rear Yard Setback
19.8 ft. (6 m.)
Vehicle Parking Spaces
2 required
Bicycle Parking Spaces
Not required

Doc # 1694593

Proposed
0.178 FSR
1,188 sq.ft.
(110 sq.m.)
Ownership
13%
22.5 ft. (6.9 m.)
10 ft. (3m.)
4 ft. (1.22 m.)
19 ft. (5.97 m.)
6.7 ft. (2 m.)
1
2

Proposed
0.596 FSR
3,640 sq.ft. (339 sq.m.)
2,095 sq.ft. (195 sq.m.)
1,545 sq.ft. (143.5 sq.m.)
2 ownership

Relaxation
0.018 FSR
230 sq.ft.
(21 sq.m.)
Change
-

25.5%
25 ft. (7.6 m.)
19.6 ft. (6 m.)

Relaxation
Change of 1
unit
-

4.5%
10 ft.
13.4 ft.
8.6 ft.
40.5 ft.
1
4

9 ft.(2.8 m.)
1
-

(3 m.)
(1.5 m.)
(2.6 m.)
(12 m.)

