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ADVISORY PLANNING COMMISSION
Tuesday, June 16, 2015 5:30 p.m.
Committee Room No. 2

MINUTES
- Chair
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member

VOTING MEMBERS REGRETS:
Richard Carswell
Bart Slotman
Agnes Cerajeski

- Community Member
- Community Member
- Community Member

GUESTS:
Jordan Kutev

- Jordan Kutev Architect

AF

R

D

STAFF:
Jackie Teed
Lynn Roxburgh
Jim Hurst
Alison Worsfold

T

VOTING MEMBERS PRESENT:
Ken Williams
Margaret Fairweather
Peter Goodwin
Peter Hall
Brian Shigetomi
Alex Sweezey

- Manager, Planning
- Planner
- Development Planner
- Committee Clerk

The meeting was called to order at 5:32 p.m.
1.0

ADDITIONS TO AGENDA

There were no additions.
2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of May 19, 2015
MOVED and SECONDED
THAT the minutes of the May 19, 2015 Advisory Planning Commission meeting
be adopted.
CARRIED.
All members of the Commission present voted in favour of the motion.
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3.0

INFORMATION PRESENTATIONS

Procedural Note: Item 3.2 was considered prior to item 3.1.
3.2

129 Tenth Street

REZ00085
DPB00019

Jim Hurst, Development Planner, summarized the report dated June 16, 2015
regarding an application that has been received to rezone the property at 129 Tenth
St from Single Detached Dwelling District (RS-2) to Multiple Dwelling Districts (Low
Rise)(RM-2A) in order to order to allow an eight unit townhouse development.

T

Jordan Kutev, Jordan Kutev Architect, provided renderings of the proposed
development, as well as a PowerPoint presentation outlining further details as
summarized in the report dated June 16, 2015.

AF

In response to questions from the Commission, Mr. Kutev noted that the proposed
development complies with the City’s green building policy.
Discussion ensued, and the Commission suggested that the development could
benefit from the environmental effects of a green roof.

OUR CITY 2041: Official Community Plan Update

D

3.1

R

MOVED and SECONDED
THAT the report dated June 16, 2015 regarding 129 Tenth Street be received
for information.
CARRIED.
All members of the Commission present voted in favour of the motion.

Lynn Roxburgh, Planner, and Jackie Teed, Manager, Planning, provided a
PowerPoint presentation regarding an update on the development of the Official
Community Plan.
In response to questions from the Commission, Ms. Roxburgh and Ms. Teed
provided the following information:
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The City has not yet discussed development growth plans around the 22nd
Skytrain station; however, there will be public consultation opportunities
provided when the process commences;
There are policy teams that investigate and address each OCP goal,
including transportation and the economy;
Employment lands, rather than only industrial lands, are included in the OCP
and will be part of an overall economic strategy;
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It was suggested that residents have indicated the desire to establish New
Westminster as one connected community rather than being distinguished
into separate neighbourhoods; and,
It was suggested that the high cost associated with single-detached housing
results in it being undesirable for developers to build in between housing
forms.

Discussion ensued, and the Commission noted the following comments:




T



It was suggested that seniors may have the desire to relocate into
townhomes, which is a concern as there is currently a lack of this type of
housing in New Westminster;
It was suggested that additional developments that could provide seniors with
an independent living concept could benefit New Westminster;
Concerns were expressed regarding the division of New Westminster into
neighbourhoods, suggesting that it could result in disconnect amongst
residents; and,
The City was commended for proposing the addition of 700,000 square feet
of commercial area in New Westminster.

AF



Ms. Teed advised that the Commission will be provided with an additional OCP
update in Fall 2015 after community engagement work is completed with respect to
infill housing.
REZONING

R

4.0

5.0

D

There were no items.

NEW BUSINESS

There were no items.
6.0

REPORTS AND INFORMATION

There were no items.
7.0

CORRESPONDENCE

There were no items.
8.0

NEXT MEETING

July 21, 2015 (in Committee Room No. 2)
Doc#712514
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9.0

ADJOURNMENT

ON MOTION, the meeting adjourned at 6:30 p.m.
Certified Correct,

Alison Worsfold
Committee Clerk

D

R

AF

T

Ken Williams
Chair

Doc#712514

Advisory Planning Commission
June 16, 2015

Page 4

5

City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission
Jim Hurst
Development Planner

From:

Subject:

Date: August 18, 2015
File:

REZ00085
DPB00019

1407 Sixth Avenue Heritage Revitalization Agreement and Heritage
Designation Bylaws

RECOMMENDATION
THAT this report be received for information.

PURPOSE
The purpose of this report is to provide preliminary information to the Advisory Planning
Commission on an application for a Heritage Revitalization Agreement and Heritage
Designation Bylaw for 1407 Sixth Avenue.

BACKGROUND
Applicant:

Jatinder Kaur Mohar and Michelle Yueh

Architect:

Birmingham & Wood: Architects and Planners

Current Zoning:

Neighbourhood Residential Dwelling Districts
(NR-1)
Neighbourhood Residential Dwelling Districts
(NR-1)/ Heritage Revitalization Agreement
Residential – Low Density

Proposed Zoning:
OCP Land Use Designation:
Site Data:

Doc # 741564

Frontage:
Depth:
Area:
metres)

66.01 ft. (20.12 m)
123.69 ft. (37.70 m)
8,164 square feet (758.6 square

Page 1

6

PROPOSAL
The applicants propose entering into a Heritage Revitalization Agreement (HRA) in order
to allow a subdivision lengthwise through the existing property. In exchange, the
applicants would agree to retain and restore the exterior of the 1890 house and to place
long-term legal protection on the property through the HRA and through a Heritage
Designation Bylaw.
The zoning for the property is Single Detached Dwelling District (NR-1). The HRA
would create a new “zoning layer” which would specify the aspects of the NR-1 zone that
would be relaxed for these properties. Following is a summary of the proposed HRA.
Existing House
Existing
Site Area
Floor Space Ratio
Above Grade
Floor Space Ratio

8,164 square feet
(758 square metres)
0.219

Zoning Bylaw
NR-1
6,000 square feet
(557.4 square metres)
0.40

3,639 square feet
(338.1 square metres)
0.69

0.219

0.40

0.69

n/a

12.0 feet
(3.65 metres)

2.75 feet
(0.84 metres)

Garage Setback
from Lane

Proposed

Proposed New House

Site Area
Max Floor Space
Above Grade
Floor Space Ratio
Upper Floor/ Floorplate Ratio
Height - Roof
Midpoint
Garage Setback from
Lane

Doc # 741564

Zoning Bylaw
NR-1
Min 6,000 square feet
(557.4 square metres)
0.40

Proposed
3,867 square feet
(359.3 square metres)
0.67

0.50

0.68

80%

86%

25.0 feet
(7.62 metres)
12.0 feet
(3.65 metres)

26.76 feet
(8.16 metres)
2.75 feet
(0.84 metres)
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The historic house would be relocated forward on the lot and placed on a new foundation.
This shifting forward of the house does not contravene the identified heritage value of the
place. It allows the addition of new floor space to the rear of the house and the
construction of a two-car garage at the rear of the property. The new addition to the
historic house would be distinct from the original house in terms of massing, finishes and
detailing in order to make it visually of its time. The design of the addition would be
contemporary and respectful of the historic portion of the house. The total area of the
historic house would be 2,521 square feet (234.2 square metres).
The proposed new house would be designed with similar massing and finishes to the
historic house, but would have contemporary details in order to make it distinguishable.
The design would be in a style that is respectful of both the historic house and of the
streetscape. The total area of the new house would be 2,665 square feet (247.6 square
metres). Both the historic house and the new house would have a secondary suite.
The lane in the 1400 block of Sixth Avenue ends one property to the west of the subject
property at 1411 Sixth Avenue. A 10 foot (3.05 metre) lane dedication would be required
at the rear of the property. In the future, once the properties on the south side of Nanaimo
Street have also provided the same dedication, a complete lane will be established.
The proposal shows the required off-street parking being provided with a double garage
for each site and a shared driveway area at the rear of the two lots, accessed by the new
rear lane. Given that the required 10 foot (3.05 metre) area must be provided through a
dedication the overall site area would be reduced to 7,504 square feet (697.2 square
metres). Given the lot size, the only option for a subdivision of this lot would be through
an HRA and the existence of the historic house allows for the HRA option to be
considered by Council.
SITE CONTEXT
The subject property at 1407 Sixth Avenue is located in the West End neighbourhood on
the north (uphill) side of Sixth Avenue between Fourteenth Street and Sixteenth Street.
The immediate neighbourhood is predominantly single-family residential with the
exception of two duplexes located across the street on the south-west corner of Sixth
Avenue and Fourteenth Street.
The lot sizes on the north side of Sixth Avenue adjacent to the proposal site range in size
from 6,138 square feet (570.24 square metres) to 8,164 square feet (758.46 square
metres), with floor space ratios that range from 0.188 to 0.475.

Doc # 741564
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Behind (to the north of) the proposal site, the lots range in size from 4,059 square feet
(377.1 square metres) to 8,164 square feet (758.5 square metres), with floor space ratios
that range from 0.212 to 0.671.
Across Sixth Avenue is single-family residential with lot sizes ranging from a low of
6,712 square feet (623.56 square metres) to a high of 7,052 square feet (655.15 square
metres). The floor space ratios range from a low of 0.219 to a high of 0.453. The two
duplexes have lot sizes of 4,740 square feet (440.36 square metres) and 4,554 square feet
(423.08 square metres) with floor space ratios of 0.699 and 1.016 respectively.

Proximity to Transit:
Transit Facility
SkyTrain Station
Frequent Transit Network
Transit Stop

Frequency
3 minutes
10 minutes
30 – 60 minutes

Distance (m)
1650 m
17 m
17 m

The site is considered to be within walking distance of the frequent transit network.
POLICY CONTEXT
Official Community Plan
The OCP land use designation for the subject site is (RL) Residential – Low Density.
This area is intended to contain low density residential uses including single detached
houses, houses with a secondary suite, duplexes, detached townhouses, low density
multifamily uses, churches and may contain small scale local commercial uses such as
home based businesses and corner stores. After preliminary review, the proposal meets
the OCP objectives.
Heritage Policy Context
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City
and a property owner for the purposes of heritage conservation. There is recognition in
the community that there should be a variety of heritage incentive tools that assist and
encourage property owners to conserve their heritage buildings, and that the most
effective legislative tool to achieve this is often the Heritage Revitalization Agreement
(HRA). In exchange for long-term legal protection and exterior restoration, certain
zoning relaxations, including an increase in density, are seen as incentives that offer
property owners a financially viable means for conservation. Provisions for the local
government to negotiate a Heritage Revitalization Agreement are set out in Section 966
of the Local Government Act.
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A heritage property which is the subject of an HRA is also protected with a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term protection on the land title of a property and which is the primary form
of regulation that can prohibit demolition. Any changes to a protected heritage property
must first receive approval from City Council (or its delegate) through a Heritage
Alteration Permit. Provisions for the local government to place Heritage Designation
Bylaws on properties are set out in Sections 967, 968 and 969 of the Local Government
Act.
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects
within the city. HRA proposals are carefully evaluated against it by staff to confirm
compliance.
After preliminary review, the proposal meets the objectives of the City’s Heritage
Policies.
ANALYSIS
Heritage Value
The historic house was constructed in 1890. It is valued for its age and the extent of
original design and materials. Further, it is one of the two oldest houses in the
neighbourhood. The Statement of Significance and the Heritage Conservation Plan are
attached in Appendix 2.
The Heritage Conservation Plan identifies that the proposal would include aspects of
preservation, rehabilitation and restoration based on on-site investigations. The Heritage
Conservation Plan identifies that the rear portion of the house, dated 1890, and the front
portion, dated 1927, would both be restored. The massing, roof forms, and relationship to
the ground would be retained, the front porch would be opened up, and exteriors finishes,
windows and trims would be restored.
The draft architectural drawings for both the historic house and the proposed new house
are attached in Appendix 3.
Development Potential and Access
Staff has identified two issues with the application, the parking access and the size of the
new house.
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The proposed new house would have a floor space ratio of 0.70. A new house built to the
same massing would only be allowed a floor space ratio of 0.40 under the underlying
Neighbourhood Residential Dwelling Districts (NR-1) zoning of the site. This is an
increase of 75% over a house that conformed to the existing zoning allowances. Staff
propose to review the size of the house during the neighbourhood consultation process.
Access the site by the rear lane will be possible with the 10 foot (3.05 metre) lane
dedication being provided. The standard for establishing the setback for garages from
lanes is to subtract the width of the lane from the turning radius of the standard auto. The
New Westminster Zoning bylaw identifies this radius as 22 feet. This is to ensure that
autos can turn directly into the garage. In this case the lane will be 10 feet wide which
would require a 12 foot setback for the garage from the lane.
The applicants are proposing a reduced setback to the lane. They propose to turn the
garages 90 degrees from the lane and provide easements across both properties to allow
the garages to function. A technical study has shown that the parking can be used
efficiently with a small bit of maneuvering.
APPLICATION PROCESS
The application was reviewed by the Community Heritage Commission at their meeting
held on August 5, 2015. The Commission supported the design of the heritage building
and the new house, the proposed Heritage Revitalization Agreement, the proposed
Heritage Designation and subdivision of the site.

James Hurst
Development Planner
:jh
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APPENDIX # 1
SITE MAP
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This map is a user generated static output from an Internet mapping site and
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Conservation Plan
West End Residence, New Westminster BC

INTRODUCTION
West End Residence
1497 Sixth Avenue
New Westminster, BC
Introduction
The West End Residence is one of the oldest houses still existing

(as of the writing of the Statement of Significance) in the West End

neighbourhood of New Westminster. It is an extremely modest
house intriguing for what it reveals about housing expectations in
its time. A later addition, in the same manner as the original house,

is approximately equal in size and very similar in terms of massing
and detailing.

The proposed development project involves restoration of the original

1890 building (the rear half of the building) as well as the later addition at the front. A subtle architectural detail will express the reveal

between the original siding and the later construction. The original

massing, roof forms, front porch and relationship to adjacent grade

will be retained. Exterior finishes, windows and trims will be restored
according to the nationally recognized document Standards and
Guidelines for the Conservation of Historic Places in Canada.

The house will be relocated on the site. It will be shifted slightly east

on the site to accommodate parking and a modest addition to the
rear of the original building. The building will be placed on a new

foundation with full basement. This modest repositioning will not
have a significant effect on the Heritage value of the property and a

foundation with up-to-date waterproofing will contribute to the future
longevity of the building.

A new addition, distinct from the original building in terms of massing, finishes and detailing will be constructed at the rear of the original
building. The new addition will not be visible from the street and will

be rendered in a very modern architectural expression indicating its
modern period of construction.

The original house and addition will be restored per the Conservation

Plan criteria overleaf. This Conservation Plan should form an integral
part of the construction documents for the project.

01
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STATEMENT OF
SIGNIFICANCE

02
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Conservation Plan
West End Residence, New Westminster BC

CONSERVATION
PLAN
Conservation Plan
The assessment of the condition of the West End Residence and the
appropriate restoration, rehabilitation and refurbishment requirements

of individual elements are detailed below. These recommendations

correspond to the “Canadian Standards and Guidelines for the
Conservation of Historic Places in Canada”. It is the intent of this
report that the exterior of the house be restored to these standards.

The Conservation Plan does not provide recommendations for interior
restoration or conservation work.

The exterior work is also subject to the requirements of:
•
•

BC Building Bylaw 2012, and
Homeowner Protection Act.

Both of these regulations contain provisions that allow for the

conservation of Heritage buildings. The following Conservation Plan
specifications are written to incorporate the applicable requirements
of these regulations.

.1

Restoration work will conform to Standards and Guidelines for
the Conservation of Historic Places in Canada.

Roofing
•

the existing roofing is interlocking asphalt

		

new, conventional three-tab shingle roofing.

		

shingle. This roofing will be replaced with

The original roofing material for both the addition and the

earlier portion of the building was likely cedar shingles on
strapping. It is not practical to install new cedar shingles
because of the longevity of currently available cedar

shingles and fire safety concerns.

New roofing is to be a traditional three-tab asphalt shingle
in a monochromatic colour - dark grey, black or brown.

Final colour selection is to be approved by the Heritage
Consultant and New Westminster Heritage staff.

Existing roofing is in poor condition and is to be replaced with
new asphalt shingle roofing.

03
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Conservation Plan
West End Residence, New Westminster BC

CONSERVATION
PLAN
.2

Fascia Boards and Soffits
•

the majority of original fascia boards appear to be

in place and in varying condition however their visibility
is partially obscured by gutters. The condition of

each board is to be reviewed once scaffolding is in place.
These boards are to be retained in place and any

deteriorated areas are to be repaired. The barge board of
the porch roof has been spliced, probably to replace the
exposed end which may have been rotted. This board
should be removed from eave to porch roof ridge and

replaced. Any additional repairs are to be carried out in
consultation with the Heritage Consultant.

Original soffit material is in place and is in reasonably good
condition. The soffit material is to be retained. It is to be
repaired in place only where significant deterioration

warrants it. The soffits of the addition (the front half of the
house) are narrow wood tongue and groove boards. The
soffits of the original rear half of the house appear to be
single boards.

No material is to be removed without the detailed review
and express directions of the Heritage Consultant.
.3

The wood soffits of the front addition.

Flashings
•

at the time of construction of 1407 Sixth Avenue,

sheet metal flashings that have become such a

ubiquitous construction element today were little used in
local construction. They can have a significant impact on
the appearance of a building. Flashings should be used

only where necessary in the renewal of roofing and siding,
they should be as discreet as possible and should match
the colour of adjacent materials. Exposed horizontal

flashing faces should have a maximum 1/2 inch vertical
dimension. Wood window sills are not to receive

flashings. Water table trims cut in a traditional profile

with a rabbet at the top edge to fit behind siding and a

sloping top surface at a minimum slope of 10% are to be
installed in lieu of flashings at the base of siding at 		
foundation. Any installation of new flashings is

04
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Conservation Plan
West End Residence, New Westminster BC

CONSERVATION
PLAN
to be reviewed by the Heritage Consultant prior to 		
commencement of any work.
.4

Gutters and Rain Water Leaders
•

current expectations regarding collection of

storm water and protection of landscape elements dictate
that gutters will be required at the perimeter of the main
and porch roofs.

All existing gutters and rain water leaders are to be

removed carefully avoiding damage to fascia boards and
soffits. New gutters are to be installed. These may be

standard, formed and painted K-shape aluminum gutters.
Rain water leaders are not to be the standard rectangular
profile aluminum type as seen in the photographs of the
existing condition. Rather, 3” diameter painted

galvanized steel rain water leaders are to be installed.

Samples are to be submitted for review and approval by
the Heritage Consultant. Gutter and rainwater leader
colour is to match that of the window trims.
.5

Existing gutters and rain water leaders.

Windows
•

a significant proportion of the existing windows

are original. These are wood windows of detailing typical
to the era. They are not in good condition, however, we
anticipate restoration of most of these windows will be
possible.

There are original windows of three distinct configurations:
•

traditional double hung wood windows of equal

•

fixed wood sash windows with six divided lites,

top and bottom sash, Type 1,

Type 2. There are four of these windows in the front, east
facade of the building, two in the entry porch and one in
each of the rooms on either side of the entry, and
•

lites.

basement windows with two or three divided
New and original windows currently in place.
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CONSERVATION
PLAN
There are several relatively recently installed vinyl and

aluminum windows. These will be removed and replaced
with wood windows of detailing to match the original
windows.		

Restoration is to be undertaken while these windows

remain in place unless noted otherwise. Restoration is to
include replacement of any broken panes of glass,

replacement or touch up of exterior glazing putty as

required, adjustments as needed to allow free movement of
operable sash, installation of weather-stripping at operable
sash, replacement of sash cords and sash weights for

double-hung sash as required, cleaning and repair of

original hardware with replacement only as directed by the
Heritage Consultant, preparation and painting.

New window trims and sills are to be installed to match
period detailing only where existing elements are

Type 2 windows in living and dining rooms and entry porch.

deteriorated beyond repair.

The balance of the existing window openings and any new
windows are to match the sash and frame detailing of the

bay windows. Exterior trims and sills are to match period

detailing. All new windows and window restoration work
are to be provided by a pre-approved window fabricator.
There are a number of experienced trades in the Lower

Mainland with the skills and knowledge to accomplish

window restoration work. The Heritage Consultant will
provide a list to the General Contractor of pre-approved
trades for this work.

Original windows will be analysed for evidence of original
colours. Windows will be repainted to match the original.
.6

Exterior Doors
•

the existing exterior doors do not appear to be

original. A new exterior door facing the street and opening

from the porch will be selected from period doors designed
and fabricated by the local heritage door and window

company “Vintage Woodworks”. Approved hardware is
the “Rectangular” model as manufactured by ‘Rocky
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Rear exterior door does not appear to be original.
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CONSERVATION
PLAN
Mountain Hardware’ or equivalent as approved by the
Heritage Consultant.
.7

Porch
•

the original front porch is to remain in place.

Bracing and shoring will be required during building
relocation.

The added enclosing storm windows are to be removed

and the porch stairs will be relocated from the side of the

porch to the front as was more typical of houses of this era.
Porch roof structure, soffits, barge boards and fascias,

posts, and pony walls are to remain in place. Porch
flooring will be evaluated on site and is likely to have to be
removed and replaced. We recommend the porch
floor construction allow free draining of rainwater into
drainage gravel below the porch, the water to be collected
into the storm water system. This can be accomplished
with spaced boards provided with a 2% slope to drain to
the street face of the porch. The boards are to be 3/4” by
3” in dimension, smooth sanded, kiln dried clear Douglas
Fir, placed perpendicular to the front facade of the house.
The appearance of the porch floors will be slightly different
from the original tightly spaced tongue and groove fir
flooring that was the typical of the porch flooring of houses
of this era, however, currently available materials will not
have the life span expected for this application and free
drainage will be crucial.
•
the existing pony walls do not provide a guard
rail of sufficient height to meet current Building Bylaw
regulations. However, as this porch will serve only one
dwelling unit we would propose measures to create an
unobtrusive top rail at 36” above floor level with a glass
infill panel filling the void between top of existing wall and
the new rail. The proposed top rail would be a metal pipe
rail painted a dark colour compatible with the balance of
the exterior colour scheme allowing it to recede from view.
•
the condition of the porch framing will be reviewed on site. Some selective demolition may be required
to assess the state of pony wall, porch roof and floor joist
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CONSERVATION
PLAN
condition. Some re-framing may be required to replace rot
or otherwise deteriorated members. No material is to be
removed prior to review and approval by the Heritage
Consultant.
•
the steps to the porch will be removed in order to
relocate the building. New steps are to be built of pressuretreated wood with 1 1/2” thick treads with 1” nosings and
solid risers. The side walls of the steps are to match the
siding of the body of the house.
.8

Siding
•

interlocking asphalt shingles have been applied

as wall cladding over the original wood siding boards. The
asphalt shingles will be removed entirely as well as the
shingle wall siding in the gable ends.

Enough of the asphalt shingles have fallen away to reveal
the original siding boards beneath. These are of two

different widths and profiles on the original building and
on the addition.

A fine, steel strip will be inserted in the gap between

original and addition siding to allow the joint to remain
visible allowing the story of the two different phases of

building to be legible from the exterior and making a virtue
of an unconventional condition. It is proposed that the
siding will be painted.

A water-table trim is to be provided at the base of the
siding at top of foundation level.

Original siding has been covered with interlock asphalt shingle.

No material is to be removed prior to review and final
direction from the Heritage Consultant.

Any existing siding is to be analyzed to determine
original colours. These will be matched.
.9

Foundation and Grade
•

the house will be moved east (forward on the

site) from its existing foundation and will be placed over a

Joint in siding between original building and addition.
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CONSERVATION
PLAN
new basement on new cast-in-place concrete foundations.

The frame walls below the main floor joists may be

removed to simplify the relocation and to allow new
walls of appropriate height to be built between the

underside of the main floor joists and the top of the new
foundations. This will allow an appropriate clearance
between wood structure and grade minimizing the
potential for rot and deterioration in the future.
.10

The house will be placed on a new foundation maintaining the
original relationship between main floor and grade.

Chimneys
•

there is one existing brick chimney. This is

unreinforced masonry and it will be difficult to retain
safely during the relocation of the buildings.

The chimney does not serve an interior fireplace. We
recommend that this chimney be removed and that

One brick chimney is existing and will be removed.

replacement not be required.
.11

Stone Retaining Wall
•

the Statement of Significance for 1407 Sixth

Avenue on file with the BC Register of Historic Places
includes the stone retaining along the Sixth Avenue

property line as one of the Character-Defining elements
of the property.

The retaining wall is an amalgam of original wall and
periodic reinforcements. We recommend the wall be
rebuilt to meet current structural standards using
salvaged and similar new stone.

Retaining wall at street property line.
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CONSERVATION
PLAN
.12

Lighting and Signage
•

new lighting, signage, address numbers and

accessory items such as mail boxes should be discrete,
small and of minimalist contemporary design in high

quality, lasting materials. The Heritage Consultant will
specify appropriate items.
.13

Colours
•

original material on site will be tested for

original exterior colours. If this information is available

the exterior colours will be matched with the originals. If
not, appropriate colours will be selected from the

Historical Vancouver True Colours palette. This colour
palette applies to most areas of the Lower Mainland
including New Westminster.
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MAINTENANCE
PLAN
Heritage Conservation Maintenance Plan
As this project moves to construction and occupancy, it will be essential

to include a Heritage Conservation Maintenance Plan as an integral
part of the construction documents. The objective of the maintenance
manual is to identify building systems and elements crucial to the long

term conservation of the house and to provide guidance for routine
inspection and maintenance.

The conservation work is specified to be in conformance with the

document “Standards and Guidelines for the Conservation of Historic
Places in Canada”. It is intended that building maintenance also con-

form to the Standards and Guidelines document. This document is
available through Parks Canada or via the provincial Heritage Branch

in Victoria, BC at 250-356-1432. It is recommended that a copy of the

Standards and Guidelines form a part of the maintenance documents
permanently stored on site.

The maintenance manual adopts the definition of maintenance per
the Standards and Guidelines: “routine, cyclical, non-destructive

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

destructive cleaning and repair of original material is the guiding
principle of this manual.
.1

Scope of Manual

The maintenance manual deals primarily with the exterior envelope
of the building. Avoidance of damage from water infiltration, sun
exposure, and pest damage are the primary goals of maintenance.
.2

Building Elements

The manual identifies the exterior building envelope by individual
component with a checklist for inspections.

The components are

organized from the roof down to the foundation. Specific recommendations are made for the individual building materials and
assemblies.
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MAINTENANCE
PLAN
.3

Retention of the Original

All future repairs, replacements or alterations to the buildings must

conform to the Standards and Guidelines. The Standards and Guidelines mandate an approach of conservation rather than replacement
wherever possible. Retention of original materials and elements is
crucial to the fundamental intent of heritage building conservation.
.4

Inspection Schedules, Checklists and Archive

The manual will include lists of building elements to review and what
to look for according to monthly, yearly or longer periods. A log of

inspections should be maintained with the manual; architectural and

structural drawings from the building conservation work; a copy
of Standards and Guidelines; and an archive of photographs of the
building.
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APPENDIX
Photographs
•
•
•

prior to construction,  October 2013
during construction ... to ...
at completion of construction ....
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission
Jim Hurst
Development Planner

From:

Subject:

Date: August 18, 2015
File:

REZ00085
DPB00019

Rezoning of 129 Tenth Street in order to allow an eight unit townhouse
project

RECOMMENDATION
THAT this report be received for information.

PURPOSE
An application has been received to rezone the property addressed as 129 Tenth Street in
order to allow the development of eight townhouse units. The purpose of this report is to
provide information to Advisory Planning Commission for their consideration of this
rezoning application.
BACKGROUND
Architect:
Existing Zoning:

JKA Architecture
#180 2250 Boundary Road, Burnaby B.C.
Single Detached Dwelling Districts (RS-2)

Proposed Zoning:

Multiple Dwelling Districts (Low Rise)(RM-2A)

Official Community Plan Land Use RBH – Residential Brow of the Hill
Designation:
Development Permit Area
Designation:

Residential Development Permit Area #1 Brow of
the Hill Development Permit Area

Site Characteristics:

Frontage:
64.0 feet (19.5 metres)
Depth:
148.43 feet (45.24 metres)
Site Area: 9,504 square feet (883 square metres)
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APPENDICES ATTACHED TO THIS REPORT

1

Title
Location Map

2

Project Plans

3

Title
Official Community Plan
Designations

PROPOSAL
The applicant proposes to rezone the site from Single Detached Dwelling Districts (RS-2)
to Multiple Dwelling Districts (Low Rise)(RM-2A) in order to develop an eight unit
townhouse development. The townhouses would be three storey, three bedroom units.
The floor space ratio would be 1.15 and the project would have a density of 36.7 units
per acre (14.85 units per hectare). The project requires and provides 14 parking spaces.
The project would require variances for the location of the two buildings. The variances
proposed are:
Variance

Bylaw

Proposed

Required

Front Yard - McInnes
Rear Yard - 10th St.
Side Yard - North
Side Yard - South
Between Buildings

431.13
431.14
431.15
431.15
431.16

10 feet (3.05 metres)
12.75 feet (3.89 metres)
10 feet (3.05 metres)
10 feet (3.05 metres)
20.33 feet (6.2 metres)

25.0 feet (7.62 metres)
25.0 feet (7.62 metres)
17.5 feet (5.33 metres)
17.5 feet (5.33 metres)
34 feet (10.36 metres)

CONTEXT
The site has been vacant since 1989.
To the south of the site is the Royal Vista apartment building which is a 19 storey
building with 108 units constructed in 1990. The site is zoned Multiple Dwelling Districts
(High Rise)(RM-4). The site has a floor space ratio of 3.8 and a density of 127 units per
acre (51.42 units per hectare). To the south of the Royal Vista is the Landgro Apartment,
a 3 storey apartment building constructed in 1982 with 29 units. It is zoned Multiple
Dwelling Districts(Low Rise)(RM-2). It has a Floor Space Ratio of 1.4 and a density of
59 units per acre (23.9 units per hectare).
To the east are the 3.2 acre Simcoe Park site and the adjacent 3.3 acre Fraser River
Middle School site.
To the north are four properties. These properties are summarized in the following table:
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Address
135 Tenth Street

Site Area
4,095 square feet
(380.4 square metres)
137 Tenth Street
5,758 square feet
(534.9 square metres)
124 McInnes Street 3,018 square feet
(280.4 square metres)
912 Queens
4,244 square feet
Avenue
(394.3 square metres)

Land Use
1896 house with 1 unit

Zoning
RS-2

1944 store and 1
residential unit
1897 house with 2 units

RS-3

1958 apartment building
with 4 units

RS-2
RS-2

To the west across Tenth Street are three properties. At 134/136 Tenth Street is the
Queens Court Housing Cooperative constructed in 1986 with 31 housing units. That site
is zoned Multiple Dwelling Districts(Low Rise)(RM-2). It has a floor space ratio of 1.07
and a density of 39 units per acre (15.8 units per hectare). At 126 Tenth Street is the
8,686 square foot (807 square metre) parking lot for Kingdom Hall of the Jehovah’s
Witnesses at 120 Tenth Street. Both 120 and 126 Tenth Street are zoned Single Detached
Dwelling Districts (RS-1).
Site Constraints
The subject property has two frontages, Tenth Street and McInnes Street. The property is
rectangular and has a cross slope of 15 feet (4.57 metres) from the north east to the south
west corners of the site. The design of the project would benefit from taking vehicular
access from Tenth Street; however due to the slope of Tenth Street and the function of
Tenth Street as a collector street access the parking garage for vehicles has been restricted
by the City to McInnes Street.
Proximity to Transit Service
Transit Facility
Skytrain Station
Frequent Transit
Network
Transit Stop

Frequency

Distance (m)
650 metres

The site is within walking distance of the New Westminster Sky Train station.
OFFICIAL COMMUNITY PLAN CONSIDERATIONS
The site is designated in the Official Community Plan as (RBH) Residential - Brow of
the Hill.The Plan describes these designations as:
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(RBH) Residential - Brow of the Hill: this area will contain low density residential
uses including single detached houses, houses with a secondary suite, 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.
Depending on the provision of public amenities, a density bonus may be provided in
order to increase density in this area. Medium density residential land uses, such as
row houses and stacked townhouses, which would result in the loss of single detached
sites, will be considered in compliance with the Brow of the Hill Action Plan.
This site is designated as part of the Brow of the Hill Development Permit Area.
Development Permit Area: The Brow of the Hill
The Brow of the Hill Action Plan and the Official Community Plan designate the Brow
of the Hill area as Development Permit Area #1 (please refer to the Brow of the Hill
Development permit Area map on the page over for the boundaries). The Brow of the
Hill Multi-family area is designated to provide a framework for multi-family
residential development excluding single detached homes where encouraged to be
retained. This area establishes objectives and guidelines for the form and character of
multi-family residential development while providing an opportunity to create
affordable housing.
BROW OF THE HILL DEVELOPMENT POLICY
On page 25 the Brow of the Hill Action Plan States:
Goal: Any new multi-family projects will revitalize the area and
enhance the community’s vision for the Brow of the Hill.
Recommendations:
Short Term
The City will not encourage proposals for multi-family projects which would result in the
loss of single detached sites unless the following conditions are met:
• the proposal is surrounded partially or wholly by multi-family developments;
and,
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• the proposal is located on a busy street (i.e. carrying greater than 3,000 vehicles
per weekday) and is located on or close to the “edge” streets of the neighbourhood
(e.g. Sixth Avenue, Queen’s Avenue, Eighth Street or Twelfth Street); and,
• the building design is high quality and emphasizes the area’s traditional character
in its landscaping, materials and building design (e.g. Cobblestone Walk on Tenth
Street); and,
• the provision of features that encourage the project residents to interact with each
other and with other members of the area (e.g. garden plots, common kitchen and
meeting space for residents, child care, outdoor seating with a view, public art).
When considering proposals for multi-family projects, the City will take into account any
existing building(s) on the site which are structurally unsound or are not economically
feasible to operate. While it is recognized that some buildings will eventually reach the
end of their usefulness, the City does not support poor property management that allows
or hastens a building’s decline.

DISCUSSION
The proposed project conforms to the land use designation as it is a medium density,
ground oriented townhouse development on a site that is vacant. The proposed project
also conforms to the Brow of the Hill short term development policy in that it is located
Tenth Street which carries a high volume of traffic, near the edge of the neighbourhood
on a site is surrounded partially by multi-family developments. The family oriented
project has yard and garden areas on all sides to provide opportunities for residents to
interact with each other and other local residents.
The bylaw assessment for the project has been done using the (RS-2) to Multiple
Dwelling Districts (Low Rise) (RM-2A) zone. That zone anticipates a three storey
apartment building on a site. The project proposed is two buildings with four units in
each building. The final identification of the zone to use for processing this application
will be determined after the project has achieved support from the New Westminster
Design Panel. The RM-2A zone was not developed for this type of project so the project
may be best considered on its own merits under a Comprehensive Development Districts
zone.
CONCLUSION
An application has been received to construct an eight unit townhouse development in the
Brow of the Hill Neighbourhood. The Brow of the Hill Action Plan identifies this site for
potential family oriented residential development. The application satisfies the Official
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Community Plan land use designation and the Brow of the Hill Action Plan’s
Development Policy for location and family orientation.

James Hurst
Development Planner

JH:jd
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LOCATION MAP

SUBJECT
SITE
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APPENDIX # 2
PROJECT PLANS
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APPENDIX # 3
OFFICIAL COMMUNITY PLAN DESIGNATIONS

(RBH) RESIDENTIAL - BROW OF THE HILL
AND
DEVELOPMENT PERMIT AREA: THE BROW OF THE HILL
AND
BROW OF THE HILL DEVELOPMENT POLICY
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The site is designated in the Official Community Plan as (RBH) Residential - Brow of
the Hill.The Plan describes these designations as:
(RBH) Residential - Brow of the Hill: this area will contain low
density residential uses including single detached houses, houses
with a secondary suite, 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. Depending on the
provision of public amenities, a density bonus may be provided in
order to increase density in this area. Medium density residential
land uses, such as row houses and stacked townhouses, which would
result in the loss of single detached sites will be considered in
compliance with the Brow of the Hill Action Plan.
This site is designated as part of the Brow of the Hill Development Permit Area.
Development Permit Area: The Brow of the Hill
The Brow of the Hill Action Plan and the Official Community Plan
designate the Brow of the Hill area as Development Permit Area #1
(please refer to the Brow of the Hill Development permit Area map
on the page over for the boundaries). The Brow of the Hill Multifamily area is designated to provide a framework for multi-family
residential development excluding single detached homes where
encouraged to be retained. This area establishes objectives and
guidelines for the form and character of multi-family residential
development while providing an opportunity to create affordable
housing.
Objectives
The objectives of this designation are to:
 Enhance the sense of community in the area
 Complement the character of the existing single detached
homes by implementing a unifying architectural approach
 Promote street friendly designs
 Develop opportunities for affordable housing, for different
income levels, and encourage home ownership and different
forms of housing tenure
 Mitigate the impacts of transportation corridors around the
Brow of the Hill neighbourhood perimeter.
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Guidelines
Development permits issued in Development Permit Area #1 Brow
of the Hill Multi-family shall be in accordance with the following
guidelines:
 Locate building structures on the site to enhance views of the
Fraser River;
 Ensure that the architectural design is compatible with the
existing streetscape including the area’s historic character and
the existing single detached dwellings in terms of scale,
massing, finish and landscaping;
 Incorporate landscaping that contributes to the green space
and open space network in the neighbourhood;
 Encourage a pedestrian friendly streetscape which promotes a
sense of community and encourages residents and community
members to interact with each other;
 Incorporate noise attenuation measures into building
construction on busy streets; Comply fully with the principles
of Crime Prevention Through Environmental Design
(C.P.T.E.D.); and
 Provide ground-oriented housing in a variety of housing unit
sizes.
BROW OF THE HILL DEVELOPMENT POLICY
On page 25 the Brow of the Hill Action Plan States:
Goal: Any new multi-family projects will revitalize the area and
enhance the community’s vision for the Brow of the Hill.
Recommendations:
Short Term
The City will not encourage proposals for multi-family projects which would result in the
loss of single detached sites unless the following conditions are met:
• the proposal is surrounded partially or wholly by multi-family developments;
and,
• the proposal is located on a busy street (i.e. carrying greater than 3,000 vehicles
per weekday) and is located on or close to the “edge” streets of the neighbourhood
(e.g. Sixth Avenue, Queen’s Avenue, Eighth Street or Twelfth Street); and,
• the building design is high quality and emphasizes the area’s traditional character
in its landscaping, materials and building design (e.g. Cobblestone Walk on Tenth
Street); and,
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• the provision of features that encourage the project residents to interact with each
other and with other members of the area (e.g. garden plots, common kitchen and
meeting space for residents, child care, outdoor seating with a view, public art).
When considering proposals for multi-family projects, the City will take into account any
existing building(s) on the site which are structurally unsound or are not economically
feasible to operate. While it is recognized that some buildings will eventually reach the
end of their usefulness, the City does not support poor property management that allows
or hastens a building’s decline.
Medium Term
Examine the creation of a zone that would allow the construction of small scale
multi-family projects (e.g. 6 to 12 units) that look like a large single detached house
(e.g. the design of 425 Twelfth Street).
Ongoing
Continue to strive to ensure that all new projects are compliant with the Building Bylaw
and other City regulations.
See the following Livability and Social Issues section recommendation:
 Continue to meet with community members in a variety of formats and locations to
discuss proposed projects or changes to City policies (e.g. open houses,
charrettes, focus groups, informal meetings, attendance at resident association
meetings).
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