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ADVISORY PLANNING COMMISSION 
Tuesday, December 5, 2017 at 6:30 p.m. 

Council Chambers 

MINUTES 

VOTING MEMBERS PRESENT: 
Peter Hall  - Chair, Community Member 
Christa MacArthur  - Vice-Chair, Community Member 
Darlene Carty - Community Member 
Laura Cornish - Community Member 
Margaret Fairweather - Community Member 
Andrew Hull  - Community Member 
Tobi May  - Community Member 

VOTING MEMBERS REGRETS: 
Alex Sweezey - Community Member 

GUESTS: 
Tara Fraser  - Property Owner (312 Fifth Street) 
Hugo Shaw  - Property Owner (318 Fifth Street) 
Nancy Shaw  - Property Owner (318 Fifth Street) 
Kirsten Sutton - D3 Dimension Drafting and Design Inc. 
David Vickars - Property Owner (312 Fifth Street) 

STAFF: 
Julia Dugaro  - Planning Analyst 
Britney Quail  - Heritage Policy Planner 
Heather Corbett - Committee Clerk 

The meeting was called to order at 6:34 p.m. 

1.0 ADDITIONS TO AGENDA 

1.1 There were no additions. 
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2.0 ADOPTION OF MINUTES 

2.1 Adoption of the minutes of Tuesday, October 17, 2017 

MOVED AND SECONDED 
THAT the minutes of the October 17, 2017 Advisory Planning Commission 
meeting be adopted. 

CARRIED. 
All members of the Commission present voted in favour of the motion. 

3.0  INFORMATION PRESENTATIONS 

3.1 There were no items. 

4.0  REZONING 

4.1 312 Fifth Street – Heritage Revitalization Agreement 

Ms. Julia Dugaro, Planning Analyst, summarized the report dated December 5, 
2017, regarding a Heritage Revitalization Agreement (HRA) for a heritage home 
at 312 Fifth Street. The proposal is to restore and protect the original house, in 
exchange for increasing the floor space and adding a basement suite, along with 
the addition of a two-bedroom laneway house, with a larger area. The original 
house would be moved forward on the lot to allow the laneway house, and two 
parking spaces would be added.  

Ms. Dugaro also indicated that a tree permit is currently underway for the property 
and outlined the community consultation that took place on November 5, 2017, in 
which 28 people attended, and six comment forms were received, all in support of 
the project. 

In response to questions from the Committee, Ms. Dugaro provided the following 
information: 

• Two parking spaces will be associated with the property – one carport, and
one parking pad, both accessed from the lane; and, 

• The increase in allowable area for the laneway house is in exchange for the
designation of the main house on the property. 

The owners of the property, Ms. Tara Fraser and Mr. David Vickars, along with 
Ms. Kirsten Sutton of D3 Dimension Drafting and Design Inc, made a presentation 
to the Commission, reviewing the heritage significance and history of the 
property, including archival photographs, the current condition of the house, the 
restoration objectives, green initiatives, and the planned design. 
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In response to questions from the Committee, Ms. Fraser, Mr. Vickars and Ms. 
Sutton provided the following information: 

• The lane sees some traffic as a result of the Remax office behind the
property and the resulting use of its parking lot;

• The other buildings on the property (garage and shed) will be removed;
• The owners are confident that the heritage house will withstand being

raised and moved forward on the property;
• The heritage house currently stands on a foundation;
• The timeframe given by the City to restore the heritage house is three years,

which is believed to be more than sufficient; and,
• The roof line of the laneway house has been designed in accordance with

the laneway house design guidelines.

The Chair called three times for comments from the public. 

The Commission thanked the Applicants for the information and noted the 
following comments on the proposed land use: 

• Appreciation was expressed for the project and how the extra density
addresses the need for family friendly housing;

• It is likely that the proposed HRA will provide a significant contribution to
the Queen’s Park neighbourhood and community;

• Appreciation was expressed for the inclusion of the historical photographs
in the presentation;

• The proposed relaxations are suitable for the project;
• The roofline of the laneway house appears awkward and may be more

successful if the design is adjusted to reflect the symmetrical nature of the
surrounding neighbourhood;

• It would be important to ensure that relaxations in laneway house design
guidelines and adherence to FSR do not create awkward form, as seen in
the laneway house roof line of this project; and,

• A skylight balcony may be an option for providing a skylight within a
dormer.

MOVED and SECONDED 
THAT the Advisory Planning Commission recommend approval to Council for the 
application of 312 Fifth Street; and, 
THAT the applicant give further consideration to adjusting the design of the 
laneway house. 

CARRIED. 
All members of the Commission present voted in favour of the motion. 
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Procedural Note: Christa MacArthur recused herself due to a conflict of interest. 

4.2 318 Fifth Street – Heritage Revitalization Agreement 

Ms. Julia Dugaro, Planning Analyst, summarized the report dated December 5, 
2017, regarding a Heritage Revitalization Agreement (HRA) application for a 
heritage home at 318 Fifth Street. The proposal is to make minor restorations and 
protect the original house, in exchange for the construction of a three-bedroom 
laneway house, with a larger area, on the footprint of an existing garage at the rear 
of the house. The proposal includes two off street parking spaces. 

Ms. Dugaro reported that the owners propose to replace the existing vinyl 
windows with wood frame windows on Fifth Street and Blackford Street within 
ten years, and other windows at their “end of life”, however Planning Staff have 
requested that all existing windows be replaced with wooden frames within ten 
years, and this is still under negotiation. 

Ms. Dugaro also indicated that a tree survey had been conducted on the property 
and a hedge is due to be removed, and community consultation for the project took 
place on November 5, 2017, in which 28 people attended, and 12 comment forms 
were received, all generally in support of the project. 

In response to questions from the Committee, Ms. Dugaro and Ms. Britney Quail 
provided the following information: 

• It is the City’s practice that all work as part of a HRA is to be completed
within the timeframe of the agreement, which in this case is three years; 

• As the property would be designated, any future applications for work on
the property would require a Heritage Alteration Permit (HAP); 

• The City’s mechanism for enforcing the replacement of the windows is the
Heritage Designation which would accompany the HRA. The Designation 
would require HAPs for all proposed future changes to the house; these 
changes would also be required to be consistent with a high heritage 
standard, which would include wood window frames; and,  

• The LUPC was comfortable with a 10 year timeframe for replacement of
the windows. 

The owners of the house, Mr. and Mrs. Hugo and Nancy Shaw, and Christa 
MacArthur, Architect, made a presentation to the Commission, reviewing the 
following: 

• History of ownership and significance of the house in the context of the
neighbourhood; 

• Proposed restorations, including a change of door, removal of the hedge,
adjustments to the colour scheme, and restoration of the front porch rails; 

• Proposed site and landscape plans;
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• Design of the proposed laneway house; 
• Neighbourhood benefits of the proposed HRA; and, 
• Information about the window replacement, including the legal 

implications of registering the HRA with Land Title, details of the current 
windows and their lifespan, costs for replacement, and environmental 
factors of window replacement. 

 
In response to questions from the Committee, Mr. and Mrs. Shaw provided the 
following information: 

• Apart from restoring the front stairs and replacing the door, the owners 
propose to remove the hedge and replace (within 10 years) the windows on 
two sides of the house; 

• There is currently a legal suite on the property which could possibly be 
rented out in future; and, 

• The “end of life” of the windows is not currently defined in the proposed 
HRA, but the owners would be willing to include a definition in years if the 
City wishes to do so. 

 
The Chair called three times for comments from the public. 
 
The Commission thanked the Applicants for the information and noted the 
following comments on the proposed land use: 

• Appreciation was expressed for the proposal and its multi-generational 
aspects; 

• The design of the laneway house seems appropriate and recalls the design 
of the neighbouring house; 

• Appreciation was expressed for the laneway house footprint being on the 
same footprint as the existing garage; 

• It is likely that the proposed HRA will provide a significant contribution to 
the Queen’s Park neighbourhood and community; 

• The Commission had mixed feelings about the removal of the hedge, 
however it was supported overall; 

• There appears to be an environmental and sustainability component in 
terms of the windows in this project, which may be addressed by looking to 
green building best practices; 

• Replacing the windows may be needless financial and environmental 
waste; and, 

• A reasonable pace for replacing windows may be supportable. 
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MOVED and SECONDED 
THAT the Advisory Planning Commission recommend supporting the Heritage 
Revitalization Agreement; and, 
THAT the Advisory Planning Commission receive the December 5, 2017 report for 
information. 

CARRIED 
All members of the Commission present voted in favour of the motion. 
 

Procedural Note: Christa MacArthur returned to the Commission at 7:48 p.m. 
Procedural Note: Margaret Fairweather left the meeting at 7:50 p.m. 

 
5.0  NEW BUSINESS 
 
5.1 There were no new items. 
 
6.0 REPORTS AND INFORMATION 
 
6.1 Queen’s Park Heritage Conservation Area: Proposed Community 

Consultation on Zoning Incentives for Protected Properties 
 

Ms. Britney Quail, Heritage Policy Planner, reviewed the report dated December 
5, 2017, and gave a presentation to the Commission outlining the guiding 
principles and potential zoning incentives being considered for properties 
protected through the Queen’s Park Heritage Conservation Area (HCA). 
 
Ms. Quail’s presentation reviewed the following information: 

• The Council-endorsed work plan, including the four implementation 
actions of the HCA: 

1. An update to the Minimum Maintenance Standards for Protected 
Heritage Properties Bylaw; 

2. Development of zoning based incentives for protected properties; 
3. A “Special Limited” category study and subsequent City-led Official 

Community Plan Amendment; and, 
4. A program to encourage voluntary protection of post-1941 homes in 

the Heritage Conservation Area; 
• The current policies, protection levels, and regulations allowed in the 

Heritage Conservation Area; 
• The five guiding principles, as proposed by Staff, to guide the zoning 

incentives work, including: 
1. Incentives developed should benefit protected properties; 
2. Benefits to the property owner should be balanced with benefits to 

community; 
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3. Consider the livability of the Queen’s Park neighbourhood in the 
context as a single family neighbourhood; 

4. Ensure that there are meaningful opportunities for HRAs in the 
Queen’s Park neighbourhood; and, 

5. Implementation of the incentive must not increase the amount of 
incentives considered for HRAs across the city. 

• The three proposed zoning incentives developed by Staff: 
1. Increase in Floor Space Ratio (FSR), which would provide 

additional density spread over the principal house and/or laneway 
house – this would be simple for the City to administer and would be 
related to lot size; 

2. Exempt basements from the FSR calculations, opening up a potential 
of vastly increasing density, especially in houses that currently have 
a basement; and, 

3. Exempt attic space from the FSR calculations, which would 
generally make it harder to predict how much density would be freed 
up, as it would depend on the pitch of the roof, and adhering to more 
requirements in terms of building and fire codes. 

 
Ms. Quail informed the Commission that community consultation will be 
forthcoming as a next step, and asked for the Commission’s feedback and 
comments on the proposed incentives in order to help in directing further research 
and preparing the draft regulations. 
 
In response to questions from the Commission, Ms. Quail provided the following 
information: 

• The lot sizes in Queen’s Park range from 2,000 sq. ft. to 18,000 sq. ft.; 
• An increase in FSR has been proposed because it allows for flexibility 

within the policy rather than looking at lots individually; 
• An FSR ceiling on HRA applications has not been proposed as each 

individual HRA is negotiated on a case by case basis and are context 
specific; 

• Adjusting rental suite sizes has not been proposed as an incentive because it 
would not be permissible under the BC Building Code; 

• Stratification of properties is currently only supported through the use of an 
HRA; 

• The increase in FSR would be determined taking into consideration all 
houses on a property, however under the current guidelines, laneway 
houses have a cap of 0.1; 

• The proposed incentives would be provided to existing protected houses in 
the HCA; 

• There are no current plans to make significant changes to the laneway 
house program; and, 

Doc # 1130052 Advisory Planning Commission Minutes Page 7 
December 5, 2017 8



 

• Currently rental suites are permitted on upper floors, however satisfying the 
requirements, such as providing egress and a separate front door, can often 
be difficult on upper floors. 
 

Upon discussion, the Commission made the following comments: 
• Equitability may be an issue – there seems to be an advantage to Queen’s 

Park heritage homes rather than those in other neighbourhoods; 
• It is possible that these incentives may only benefit bigger property owners 

who have the space to add additional FSR, in which case these incentives 
may not be equitable and beneficial to all property owners in the HCA; 

• A sliding scale in terms of FSR may be beneficial whereby thresholds could 
be worked out and properties below a certain threshold could take 
advantage of a bonus in FSR; 

• As there is a desire for family friendly housing in the City, it may be 
beneficial to allow laneway houses an FSR which equates to a family 
friendly size; and, 

• Incentives could be oriented towards creating additional units and 
densification, rather than on FSR. 

 
MOVED and SECONDED 
THAT the Advisory Planning Commission accept the December 5, 2017 report; 
and,  
THAT the Advisory Planning Commission support a revision of the guiding 
principles for the zoning incentives program for properties protected through the 
Queen’s Park Heritage Conservation Area, to encourage an increased number of 
family friendly forms of units; and, 
THAT the Advisory Planning Commission support a revision of the proposed 
zoning incentives for properties protected through the Queen’s Park Heritage 
Conservation Area, to include a sliding scale benefitting smaller properties in 
order to encourage increased FSR on smaller lots. 

CARRIED 
All members of the Commission present voted in favour of the motion. 

 
7.0  CORRESPONDENCE 
 
7.1 Correspondence regarding 312 and 318 Fifth Street HRA Applications 
 

MOVED and SECONDED 
THAT the Advisory Planning Commission accept the correspondence included in 
the December 5, 2017 agenda package. 

CARRIED 
All members of the Commission present voted in favour of the motion. 
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8.0  NEXT MEETING 
 

The next Advisory Planning Commission meeting is scheduled for Tuesday, 
January 16, 2018 in Council Chamber, City Hall. 

 
9.0 ADJOURNMENT 
 
ON MOTION, the meeting adjourned at 8:40 p.m. 
 
Certified Correct, 
 
 
 
 
              
Peter Hall       Heather Corbett 
Chair        Committee Clerk 
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City of New Westminster   
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To:                 Advisory Planning Commission 
 

Date: January 16, 2018 
 

From: Britney Quail 
Heritage Planner 
 

File: HER00651 
HER00652 

Subject: 224 Sixth Avenue: Proposed Heritage Revitalization Agreement and 
Heritage Designation Bylaw 

 
 
RECOMMENDATION  
 

THAT the Advisory Planning Commission recommend that Council support the 
Heritage Revitalization Agreement and Heritage Designation of 224 Sixth Avenue, 
as proposed in this report. 

 

1. EXECUTIVE SUMMARY 
 
A Heritage Revitalization Agreement (HRA) application has been received in order to 
allow subdivision of a property in the Queen’s Park neighbourhood into two lots, and 
allow construction of a new house on the newly created lot. In exchange, the applicant 
proposes to retain and restore the 1937 Makepeace House, which is protected under the 
Heritage Conservation Area, and further agrees to long-term heritage protection through a 
Heritage Designation Bylaw. The project plans are included in this report as Attachment 
1.  
 
The application complies with the OCP designation for this site. Two relaxations to the  
Zoning Bylaw are being requested through the HRA, both for the new lot and infill 
house: a smaller lot size (proposed at 4,388 sq.ft.) and a resultant increase in the Floor 
Space Ratio (FSR) for the house (proposed at 0.64 FSR). The heritage house would retain 
at a lower than permitted FSR (proposed at 0.42 FSR) and would not require any 
relaxations to the Zoning Bylaw. Both houses are proposed to contain secondary suites. 
 
The HRA application has been supported by the Community Heritage Commission and is 
working to address community concerns which arose during the consultation process. 
Staff believes the project provides an appropriate balance of heritage protection and 
development benefits. 
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2. PURPOSE 
 
This report provides information to the Advisory Planning Commission (APC) in regards 
to a Heritage Revitalization Agreement (HRA) application for a home built in 1937 at 
224 Sixth Avenue in the Queen’s Park neighbourhood. The APC is being asked to review 
the application and to provide a recommendation to Council. 
 
3. POLICY AND REGULATIONS 
 
3.1 Official Community Plan (OCP): 
 
The OCP designation for this site is Residential—Detached and Semi-Detached, as 
described below:  
 
Purpose: To allow low density ground oriented residential uses including gentle infill 
which increases housing choice and retains existing neighbourhood character.  
 
Principal Forms and Uses: Single detached dwellings and duplexes. Single detached 
dwellings may also include a secondary suite and/or a detached accessory dwelling unit 
(e.g. laneway house, carriage house). 
 
Complementary Uses: Lots with single detached dwellings may also include a secondary 
suite and/or a detached accessory dwelling unit (e.g. laneway house, carriage house). 
 
Maximum Density: Low Density Residential. 
 
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a 
property may be eligible for incentives such as a smaller minimum lot size, an increase in 
density, or reduced parking requirements, which would make it viable to conserve assets 
with heritage merit. A Heritage Revitalization Agreement may also be used to permit the 
housing forms listed in Residential – Ground Oriented Infill Housing designation or to 
formalize an existing, higher-density land use such as a low rise. 
 
The proposed application complies with the OCP designation for this site. 
 
3.2 Zoning Bylaw 
 
The existing zoning for the site is RS-1 (Single Detached Dwelling District). The new lot 
which would be created through the subdivision proposed in this application would also 
be RS-1 (Single Detached Dwelling District). The intent of this district is to allow single 
detached dwellings, with laneway houses, carriage houses or secondary suites.  
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The proposed lot size and alterations for the heritage house conform to the Zoning 
Bylaw. The proposed new house requires relaxations for the lot size and Floor Space 
Ratio (FSR). As such, a Heritage Revitalization Agreement is required to permit the 
proposal. 
 
3.3 Heritage Revitalization Agreements  
 
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City 
and a property owner for the purposes of heritage conservation. In exchange for long-
term legal protection and exterior restoration, certain zoning relaxations, including an 
increase in density, are considered. An HRA does not change the zoning of the property, 
rather it adds a new layer which identifies the elements of the zone that are being varied 
or supplemented. An HRA is not legally precedent setting as each one is unique to a 
specific site. Provisions for the local government to negotiate an HRA are set out in 
Section 610 of the Local Government Act.   
 
3.4 Heritage Designation Bylaw 
 
A heritage property which is the subject of an HRA is also protected by a Heritage 
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that 
places long-term legal protection on the land title of a property and which is the primary 
form of regulation that can prohibit demolition. Any changes to a protected heritage 
property must first receive approval from City Council (or its delegate) through a 
Heritage Alteration Permit. Provisions for a municipality to place a Heritage Designation 
Bylaw on a property is set out in Sections 611-613 of the Local Government Act.  
 
3.5 Standards and Guidelines for the Conservation of Historic Places in Canada 
 
Council adopted the “Standards and Guidelines for the Conservation of Historic Places in 
Canada” (Standards and Guidelines) in 2008 as a basis for assessing heritage projects 
within the city. The proposal was evaluated against these guidelines by staff to confirm 
compliance.  
 
3.6 Queen’s Park Heritage Conservation Area 
 
The subject property is located within the Queen’s Park Heritage Conservation Area. Due 
to the age of the existing building, the property is listed in the protected (Advanced) 
category of the Conservation Area policy. A Heritage Revitalization Agreement, and 
subsequent Heritage Designation, would increase the level of heritage protection on the 
existing heritage building. This is in line with the goals of the Heritage Conservation 
Area which seeks to retain the historic building stock, and streetscape character of the 
Queen’s Park neighbourhood.   
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Through the Heritage Conservation Area policy, changes to the front, sides or roofline of 
the existing building, for subdivision of the lot, and for construction of a new principal 
building on the new lot are subject to the Queen’s Park Heritage Conservation Area 
Design Guidelines. The proposal has been evaluated against these guidelines by staff to 
confirm compliance. 
 
3.7 Urban Forest Management Strategy 
 
In recognition of the urban forest as a valued public resource at risk of decline, the City 
developed a city-wide Urban Forest Strategy that aims to protect and enhance the city’s 
entire urban forest system. The Strategy identifies a comprehensive set of 40 actions to 
reverse the current trend, and increase the tree canopy cover by approximately 10% over 
the next 20 years. In order to achieve this, new development proposals must consider the 
Urban Forest Management Strategy and comply with the Tree Protection and Regulation 
Bylaw.  
 
4. BACKGROUND 

 
4.1 Context 
 
The subject site is located on the northern most edge of the Queen’s Park neighbourhood. 
The site fronts onto Sixth Avenue, a busy street, and is relatively flat. The properties 
adjacent to and across the street from the subject property are all single detached 
dwellings, zoned RS-1, that range in age from 1908 to 2006, with Floor Space Ratios 
(FSR) that range from 0.239 to 0.564. The site is one block from the Herbert Spencer 
Elementary School to the east, and four blocks from the Sixth and Sixth commercial area 
to the west. A site location map is included in this report as Attachment 2.  
 
4.2 Existing Site Statistics 
 
The site has a total area of 10,890 sq.ft. (1,012 sq.m.). The existing heritage house on the 
lot has 2,561 sq.ft. (238 sq.m.) of floor space and an FSR of 0.235. Below are tables of 
statistics for the existing lot and house:  
 
Figure A: Existing Site Statistics 
 Existing Site Statistics 
Zoning RS-1 (Single Detached Dwelling District) 
OCP Designation RD (Residential Detached and Semi-detached) 
Heritage Conservation Area status Advanced (protected) 
Total Site Area 10,890 sq.ft. (1,012 sq.m.) 
Lot Frontage 82.51 ft. (25.15 m) 
Lot Depth 132 ft. (40.23 m.) 
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Figure B: Existing Heritage House Statistics 
 Existing House Statistics 
Total Floor Space  2,561 sq.ft. (237.9 sq.m.) 
Below Ground Floor Space 1,034 sq.ft. (96.1 sq.m.) 
Floor Space Ratio 0.235 
Site Coverage 9.6% 

 
5. PROJECT DESCRIPTION 
 
A Heritage Revitalization Agreement (HRA) application has been received which 
proposes to subdivide the property into two lots and construct a new house on the newly 
created lot. In exchange, the applicant proposes to retain and restore the 1937 Makepeace 
House, currently on the site, and agrees to long-term heritage protection for the house 
through both a Heritage Revitalization Agreement and Heritage Designation Bylaw. Both 
houses would contain secondary suites. No stratification of units is proposed. No 
detached accessory dwellings (carriage houses) are proposed.  
 
Architectural elevations of the houses, and the proposed Site Plan and Landscape Plan are 
included in this report as Attachment 1.  
 
5.1 Move and Conservation of Heritage House 
 
The proposed lot size and renovations for the heritage house conform to the Zoning 
Bylaw, and the site’s Official Community Plan (OCP) designation. Should the proposal 
be approved, the Floor Space Ratio (FSR) of the heritage house would increase from 
0.235 up to 0.42. The heritage house would continue to have four bedrooms in the 
principal dwelling. A two bedroom secondary suite would be added to the basement as 
part of the HRA. The design of the secondary suite in the basement complies with the 
City’s Secondary Suites Guidelines. 
 
Through the HRA, the Makepeace house would be moved northwest on the lot from its 
existing location, to accommodate for the new house. New foundations, allowing space 
and height for a basement, would be poured. Though, the house is not proposed to be any 
taller than it is currently. New stone font entryway stairs would be required due to the 
move. A number of the house’s original elements would be retained and restored, per the 
project’s Heritage Conservation Plan (Attachment 3). Overall, the proposed changes to 
the heritage house would not impact the character defining elements of the house, and the 
heritage value of the house would be preserved. Additionally, the proposed conservation 
work is consistent with the Queen’s Park Heritage Conservation Area Design Guidelines 
for Protected Buildings, and the Standards and Guidelines for the Conservation of 
Historic Places in Canada.  
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Heritage House Statistics  
 
The lot size and changes to the heritage house would not require any relaxations to the 
Zoning Bylaw. Through the HRA, the heritage house would be Designated, through 
which future development is no longer entitled, but could be permitted by Council with a 
Heritage Alteration Permit.  
 
Figure C: Project Statistics for the Heritage House and Proposed Lot 
 Required in RS-1 Zoning Proposed for House 
Site Area 6,000 sq.ft. (557.4 sq.m.) 6,499 sq.ft. (604 sq.m.) 
Total Floor Space 3,249.5 sq.ft. (302 sq.m.) 2,728 sq.ft. (253 sq.m.) 
Floor Space Ratio 0.5  0.42  
Site Frontage 37.2 ft. (11.3 m.) 49.25 ft. (15 m.) 
Height (Peak) 35 ft. (10.7 m.) 24.7 ft. (7.5 m.) 
Height (Mid-point) 25 ft. (7.6 m.) 19 ft. (5.8 m.) 
Front Yard Setback 19 ft. (5.8 m.)  19 ft. (5.8 m.) 
Rear Yard Setback 26 ft. (7.9 m.)  78 ft. (23.8 m.) 
Left Side Setback 4.9 ft.(1.5 m.) 6.2 ft. (1.9 m.) 
Right Side Setback 4.9 ft. (1.5 m.) 5 ft. (1.5 m.) 
Site Coverage 35% 16.4% 
Off-street Parking 2 spaces 2 spaces 

 
5.2 Proposed New Lot and House 
 
The proposed new house and lot is consistent with the site’s Official Community Plan 
(OCP) designation. However, relaxations to the RS-1 zoning would be required for the 
lot size, and Floor Space Ratio (FSR). The new house would have three bedrooms, and a 
Floor Space Ratio of 0.64. The new house is also proposed to contain a one bedroom 
secondary suite in the basement. The design of the secondary suite in the basement 
complies with the City’s Secondary Suites Guidelines. 
 
The design of the proposed new house satisfies the requirements of the Queen’s Park 
Heritage Conservation Area Design Guidelines for New Construction and the Standards 
and Guidelines for the Conservation of Historic Places in Canada (“Standards and 
Guidelines”). Overall, the proposed design would be considered respectful of the 
traditional style of the neighbourhood. Per the Queen’s Park design guidelines, the design 
is compatible in form, scale, and massing with the historic Makepeace house, as well as 
the other historic houses on either side of the subject site.  Per the Standards and 
Guidelines, the new house would be distinguishable as a contemporary building, through 
subtle architectural detailing, and materials and finishes.  
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New House Statistics and Proposed Relaxations 
 
There are two relaxations being considered for the proposed new house and lot: minimum 
lot size and Floor Space Ratio (FSR). However, all other elements proposed for the new 
house are consistent with the RS-1 zoning. Below is a table of project statistics for the 
proposed new house and lot. Elements of the Zoning Bylaw proposed to be relaxed are 
highlighted in grey. 
 
Figure D: Project Statistics and Relaxations for the Proposed New House and Lot 
 Required in RS-1  Proposed for House Relaxation 
Site Area 6,000 sq.ft.  

(557.4 sq.m.) 
4,388 sq.ft. 
(407.6 sq.m.) 

1,612 sq.ft. 
(149.8 sq.m.) 

Total Floor Space 2,194 sq.ft. 
(204 sq.m.) 

2,800 sq.ft. 
(260 sq.m.) 

606 sq.ft. 
(56 sq.m.) 

Floor Space Ratio 0.5 0.64 0.14 
Site Frontage 33 ft. (10 m.) 33.25 ft. (10.1 m.) -- 
Height (Peak) 35 ft. (10.6 m.) 32 ft. (9.8 m.) -- 
Height (Mid-point) 25 ft. (7.6 m.) 23 ft. (7 m.) -- 
Front Yard Setback 19 ft. (5.8 m.) 25.5 ft. (7.8 m.) -- 
Rear Yard Setback 26 ft. (7.9 m) 65 ft. (19.8 m.) -- 
Left Side Setback 4 ft. (1.2 m.) 4 ft. (1.2 m.) -- 
Right Side Setback 4 ft. (1.2 m.) 4.7 ft. (1.4 m.) -- 
Site Coverage 35% 22.4% -- 
Off-street parking 2 spaces 2 spaces -- 

 
5.3 Lane Right-of-Way and Shared Driveway Access off Sixth Avenue 
 
As part of the HRA, the City would require a 10 ft. (3 m.) Right-of-Way at the rear of the 
property for a potential future lane, which would run behind the lots on the south side of 
subject block of Sixth Avenue. This is consistent with the Master Transportation Plan for 
city collector routes, such as Sixth Avenue. 
 
As pictured in the Site Plan in Attachment 1, it is proposed that the subdivided lots would 
share a driveway accessed off of Sixth Avenue, likely until such a time that rear access 
from the laneway is developed. The shared driveway would be secured with an easement. 
At the rear of the property, the shared driveway would end with a turnaround between a 
two-car carport to each side, in the respective lots’ rear yards.  Though this would require 
shifting the location of the existing driveway entrance to the west, there would be no net 
increase of driveway crossings along Sixth Avenue.  
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5.4 Trees and Landscaping 
 
Tree Protection and Replacement 
Shifting the driveway to the west would require relocation of a boulevard tree. Staff and 
the project arborist conclude that the boulevard tree is young enough to survive the move. 
Additionally, should the subdivision be approved, a second similar tree would be added 
to the boulevard in front of the proposed new lot. The applicant would bear the cost for 
the transplant of the existing boulevard tree, and the purchase and planting of the second 
boulevard tree.  
 
Per the City’s Urban Forest Management Strategy, an application for Tree Protection and 
Tree Removal Permits have been submitted for this project. It is proposed that five on-
site trees be removed, and replaced in-kind, per the policy. Nine trees are proposed for 
the site: eight of which would be located on the heritage house lot. There are five trees in 
the yard of the neighbour to the east (adjacent to the proposed new lot), which are close 
to the property line. Those trees would be required to be protected, per the policy.  
The location of the trees proposed to be retained or replaced are pictured on the project’s 
Site Plan (Attachment 1). 
 
Landscape Design 
 
The Queen’s Park Heritage Conservation Area Design Guidelines include a non-
mandatory section for landscape design on private property. The proposal satisfies the 
requirements of the design guidelines for the level of tree retention, and the layering of 
garden beds, low shrub planting, and lawn. Additionally, the proposed pedestrian access 
paths from Sixth Avenue, and the proposed custom “living wall” fencing along the 
driveway fall into the “recommended” category of the design guidelines.  

 
6. DISCUSSION 
 
6.1 Heritage Benefit 
 
Heritage Value of Makepeace House 
 
The Statement of Significance indicates that the Makepeace House has social, cultural, 
and aesthetic value. The Makepeace House was constructed in 1937 in the Romantic 
English Revival style which was favoured in the Lower Mainland after the turn of the 
century until the early 1940s. The house is also considered to have social value in the 
community, as the home of New Westminster’s Police Staff Sargent Makepeace who 
resided there with his wife from 1939-1980. Further historic details and the Statement of 
Significance for this property, are included at the beginning of the Heritage Conservation 
Plan (Attachment 3). Current photographs of the house are also included in Attachment 3.  
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Existing Heritage Protection and Zoning Entitlement 
 
Under the Heritage Conservation Area, the existing house is protected due to its age 
(Advanced category). However, unlike individual property Heritage Designation bylaws, 
a building protected through the Heritage Conservation Area retains its existing density 
entitlement allowed under the Zoning Bylaw. The site is zoned RS-1, which permits a 0.5 
Floor Space Ratio (FSR), which could result in up to 5,445sq.ft. (505.9 sq.m.).  
 
The heritage house is currently 2,561 sq.ft. (238 sq.m.) in size. As such, it is likely 
possible to build an addition onto the existing house which would be more than double its 
size. Retaining the features which give the heritage house value and ensuring a feasible 
and good quality design, while incorporating such a large addition, would be difficult to 
achieve. The HRA proposal would allow development on the site to a similar level as the 
Zoning Bylaw entitlement, and simultaneously would ensure the retention and restoration 
of the heritage house.  
 
Retention, restoration and long-term legal protection of the heritage house, as well as the 
introduction of sensitively designed new construction, as is proposed in the HRA, is 
consistent with the goals of the Heritage Conservation Area policy and the City’s policy 
for the Use of Heritage Revitalization Agreements.  
 
Proposed Heritage Benefits 
 
When Council considers entering into an HRA with a property owner, one of the 
objectives is to balance the benefits to the property owner with the benefits to the public. 
The proposed HRA would retain the external appearance and original materials of the 
1937 heritage house on all four sides, which would ensure the integrity and value of the 
heritage house. Additionally, through the HRA, the heritage house would be Designated 
which provides long-term legal protection to the house. 
 
An important benefit to the public is the long-term legal protection that an HRA provides, 
but it is not the only benefit that an HRA provides. In addition to the protection of the 
house, the following benefits would form part of the HRA: 

• A Heritage Conservation Plan; 
• Retention of the stucco siding, wood trim and wood-clad eaves, rafter tails, rolled-

edge roofline, some wood windows and original front door; 
• Replacement of the failing windows with wood framed windows; 
• Reconstruction of the historic chimney; 
• A maintenance plan, which is part of the Heritage Conservation Plan; and 
• Increased longevity and viability of the historic building and its historic use. 
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6.2 Proposed Subdivision and Unit Increase 
 
The current RS-1 zoning on the site permits a principal unit and up to two accessory units 
(secondary suite and laneway or carriage house); the three units could reach a total of 0.6 
FSR when combined. The HRA would result in two principal units and two accessory 
units. As such, the HRA proposal would create a net increase of one principal unit on the 
site, compared to the zoning entitlement. Staff considers the increase in unit count 
proposed for the site acceptable, in relation to the heritage benefit.  
 
No Detached Accessory Dwellings 
 
Carriage houses are not being considered for either lot as part of this application largely 
due to the lane Right-of-Way, consideration of parking requirements, and the retention of 
a number of significant trees in the rear yard, per the City’s Urban Forest Management 
Strategy. Should the HRA and Heritage Designation be approved, detached accessory 
dwellings (laneway or carriage houses) would no longer be a zoning entitlement on either 
lot in the future. However, they could be permitted on either lot by Council through a 
Heritage Alteration Permit. 
 
6.3 Proposed Zoning Bylaw Relaxations for New House and Lot 
 
There are no relaxations to the Zoning Bylaw proposed for the heritage house and lot. 
There are two relaxations being considered for the proposed new house and lot: minimum 
lot size and Floor Space Ratio (FSR). Staff considers the relaxations proposed for the 
new house acceptable in relation to the heritage benefit of full retention and Heritage 
Designation of the 1937 Makepeace House. 
 
Minimum Lot Size 
 
The lot size proposed for the new house is 4,388 sq.ft. (407 sq.m.) which is smaller than 
the requirement of the Zoning Bylaw by 1,612 sq.ft. (150 sq.m.). The proposed lot size is 
smaller than the majority of the surrounding lots which range from 4,356 sq.ft. (405 
sq.m.) to 8,712 sq.ft. (809 sq.m.).  
 
Below is a table of the neighbouring properties’ site sizes, including statistics for the 
subdivided lot sizes proposed in the HRA: 
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Figure E: Proposed Lot Size— Comparison with Neighbouring Properties 
Property Description Lot Size 
Required in RS-1 Zoning 6,000 sq.ft.    (557 sq.m.) 
214 Sixth Ave 8,712 sq.ft.    (809 sq. m.) 
216 Sixth Ave (adjacent to the east) 6,534 sq.ft.    (607 sq.m.) 
223 Sixth Ave (north, across the street) 5,720 sq.ft.    (531 sq.m.) 
Proposed lot for new house (relaxation needed) 4,388 sq.ft.    (407 sq.m.) 
Proposed lot for heritage house 6,499 sq.ft.    (603 sq.m.) 
225 Sixth Ave (north, across the street) 5,720 sq.ft.    (531 sq.m.) 
226 Sixth Ave (adjacent to the west) 4,356 sq.ft.    (405 sq.m.) 
228 Sixth Ave 4,356 sq.ft.    (405 sq.m.) 
Neighbourhood Average (without proposed lots) 5,900 sq.ft.    (548 sq.m.) 

 
New House Floor Space Ratio 
 
The Floor Space Ratio (FSR) proposed for the new house lot is 0.64, which is 0.14 higher 
than available for a lot of that size under the Zoning Bylaw. It is also higher than the FSR 
of the surrounding lots. The properties adjacent to and across the street from the subject 
property are all single detached dwellings with Floor Space Ratios (FSR) that range from 
0.239 to 0.564. 
 
Below is a table of the neighbouring properties’ total floor space and FSR, including 
statistics for the lots proposed under the HRA:  
 
Figure F: Proposed FSR and Floor Space – Comparison with Neighbouring Properties 
Address FSR Total Floor Space 
Available in RS-1 Zoning 0.50 N/A 
214 Sixth Ave 0.35 3,029 sq.ft. (281 sq.m.) 
216 Sixth Ave (adjacent to the east) 0.35 2,259 sq.ft. (210 sq.m.) 
223 Sixth Ave (north, across the street) 0.50 2,856 sq.ft. (265 sq.m.) 
Proposed for new house  0.64 2,800 sq.ft. (260 sq.m.) 
Proposed lot for the heritage house 0.42 2,728 sq.ft. (253 sq.m.) 
225 Sixth Ave (north, across the street) 0.44 2,505 sq.ft. (233 sq.m.) 
226 Sixth Ave (adjacent to the west) 0.43 1,880 sq.ft. (175 sq.m.) 
228 Sixth Ave  0.56 2,456 sq.ft. (228 sq.m.) 
Neighbourhood Average (without proposed lots) 0.44 2,498sq.ft.  (232 sq.m.) 

 
Staff considers the total floor space for the proposed new house reasonable for a three 
bedroom house, though it is larger than the floorspace of a majority of the adjacent 
houses. Additionally, due to the proposed smaller lot size (discussed above), the FSR 
calculation for the lot is high.  
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7. CONSULTATION 
 
7.1 Community Heritage Commission 
 
This proposal was reviewed by the Community Heritage Commission (CHC) at the 
November 2, 2017 meeting. The Commission appreciated the restoration and protection 
of a small scale house, and were supportive of the traditional design of the proposed infill 
house. At that meeting, the CHC passed the following motion: 
 

THAT the Community Heritage Commission recommend that City Council 
support the Heritage Revitalization Agreement application for 224 Sixth Avenue. 

 
An excerpt of the minutes of the November 2, 2017 CHC meeting are included in this 
report as Attachment 4.  
 
7.2 Queen’s Park Residents’ Association 
 
This proposal was reviewed by the Directors of the Queen’s Park Residents Association 
(QPRA) at a meeting on November 21, 2017. Overall, the group was supportive of the 
project.  
 
It is City practice that HRAs are reviewed at a general meeting of the area’s residents 
association. However, the QPRA holds meetings quarterly and in this case the 
requirement for review of the project at the next regularly scheduled general meeting 
would have prevented the project proposal from achieving a Public Hearing date in 2018. 
It was suggested that the Residents’ Association Directors review the proposal, and 
provide written feedback, in lieu of a vote of the membership. In addition to the review 
by the Directors, an invitation to the Public Open House (discussed below) was 
distributed electronically by the QPRA to their registered membership, and the event 
details were posted on their website. Staff considered this approach appropriate in 
soliciting feedback on the proposal from the neighbourhood.  
 
The QPRA Directors’ written response to the project is included as Attachment 5.  
 
Concerns Addressed 
 
Though the QPRA Directors’ were primarily supportive of the project, the group brought 
forward two concerns:  
 

1. wood windows on the heritage house should be preserved, or replaced if necessary 
with similar, appropriately styled wood frame windows. 
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The project now proposes that the majority of the wood windows on the front and side 
façades of the heritage house are to be retained, and those windows which are required to 
be replaced due to decay, would be replaced with wooden framed windows to match 
those already present. There remain four proposed vinyl windows at the basement level: 
two on each side elevation. These windows are proposed at approximately 4 ft. (1.2 m.) 
from grade. Staff and the applicant are still in discussion regarding the material of these 
four windows frames. The material proposed for each window is labelled on the 
architectural elevations in Attachment 1.  

 
2. the proposed glass and metal railings on the porch of the new house were not felt 

to be consistent with the historic style of the neighbourhood.  
 
The design of the front porch and entry stairs of the new infill house was changed from a 
contemporary glass and metal rail to the traditional wooden spindle rail now pictured in 
Attachment 1.  
 
7.3 Public Open House 
 
An Open House for this project was held onsite on Saturday December 3rd from 2:00pm-
4:00pm. 18 people attended the event. All attendees identified as residents of Sixth 
Avenue, in the Queen’s Park neighbourhood. Stemming from the Open House, three 
letters were submitted in support of the project, and two letters have been received from 
neighbours with concerns.  
 
Concerns  
 
There were two primary concerns raised at the Open House: 
 

1. reduced privacy and light to neighbours, related to both the heritage house and the 
infill house. 

 
The original siting of the heritage house was further back (south) on the lot than the siting 
of the houses on adjacent properties. Additionally, the heritage house was located in the 
middle of the lot with side yard setbacks of approximately 20 ft. (6 m.) on either side. As 
part of the proposal, the heritage house would be moved forward on the lot (northwest) to 
accommodate the new house. An illustrated estimate of the setbacks of the houses on 
either side of the site was provided by the applicant, and is available in the Heritage 
Conservation Plan (Attachment 3)on page 13.  
 
The front, rear, and side yard setbacks proposed for both houses would be compliant with 
the Zoning Bylaw, and are consistent with the surrounding properties. Additionally, the 
project designer is working with the directly adjacent neighbours to ensure the setback on 
both houses is such that the windows of the houses are not aligned, to optimize privacy.  
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2. an increased demand for street parking on Sixth Avenue (which is already felt to 

be very congested) due to the increase in units proposed. 
 
The proposal would increase the unit count and number of people residing on the site. 
However, the HRA proposal meets the off-street parking requirements in the Zoning 
Bylaw for all four units. No parking relaxation is proposed as part of the application. 
The site is on two Translink bus routes (C4 and 155), within half a kilometer of the Sixth 
Avenue and Sixth Street intersection and commercial district, and approximately 0.2km 
from the Cross-town Bikeway. As such, its location allows opportunities for sustainable 
transportation modes such as walking, biking, and transit. 
 
8. PROCESS 
 
The application has completed the following steps of the review process: 
 

1. Preliminary Report to Land Use and Planning committee (October 16, 2017); 
2. Review by the Community Heritage Commission (November 1, 2017);  
3. Presentation to the Queen’s Park Residents’ Association (November 18, 2017);  
4. Applicant-led Public Open House (December 2, 2017); 
5. Review by the Advisory Planning Commission (January 16, 2018);  

 
The application would be required to complete the following steps of the review process: 
 

1. Report to Land Use and Planning Committee (March 5, 2018); 
2. Land Use and Planning Committee referral of applications to Council for 

consideration of First and Second Reading of Bylaws (March 5, 2018); 
3. Council consideration of Frist and Second Reading of Bylaws (March, 2018); 
4. Public Hearing and Council consideration of Third Reading (April, 2018); 
5. Completion of Adoption Requirements; 
6. Consideration of adoption of Heritage Revitalization Agreement and Heritage 

Designation bylaws (May, 2018). 
 
9. OPTIONS 

 
The following options are offered for consideration of the Advisory Planning 
Commission:  
 
1. That the Advisory Planning Commission recommend that Council support the 

Heritage Revitalization Agreement and Heritage Designation of 224 Sixth 
Avenue, as proposed in this report;  
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2. That the Advisory Planning Commission recommend that Council not support the
Heritage Revitalization Agreement and Heritage Designation of 224 Sixth
Avenue, per the concerns raised in discussion at this meeting;

3. That the Advisory Planning Commission provide an alternative recommendation.

10. ATTACHMENTS

Attachment 1: Proposed Site Plans, Architectural Elevations, and Landscape Plans 
Attachment 2: Site Location Map 
Attachment 3: Heritage Conservation Plan 
Attachment 4: Excerpt of Minutes from the Community Heritage Commission Meeting 

  of November 2, 2017 
Attachment 5: Queen’s Park Residents’ Association Directors’ Response 

This report prepared by:  

Britney Quail, Heritage Planner 
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Attachment 1

Proposed Site Plans, Architectural Elevations, 

and Landscape Plans
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These drawings have been prepared by D3 Dimension Drafting and Design Inc. to conform to the 
current residential standards of the BCBC (2012).

The Builder is responsible for ensuring that all construction conforms to provincial and local codes and 
bylaws.

Dimensions take precedence to scale drawings.

Dimensions to be taken from outside face of sheathing for exterior walls and face of studs for interior 
walls as shown. 

Place footings to undisturbed, sound bearing soil below frostline (2' below grade).

Structural lumber to be No.2 SPF or better 
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Lumber in contact with concrete to be damproofed (sill gasket) , and anchored with 1/2" anchor bolts at 
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Dwelling must meet current B.C. ventilation code 

All operable windows to be standard sliding glazing, U.N.O.

Waterproof wallboard required on bathroom walls

Provide a bond-breaking material between foundation or rock and slabs.

Exterior dimensions to be measured from outside of sheathing.

All interior dimensions to be measured to the centre of stud, except where otherwise noted.

All Construction and installation of materials and equipment shall be done in accordance with good 
building practices, following manufacturers instructions and conforming to the BCBC

All Structural specifications to be designed and certified by a structural engineer. Any discrepancies 
must be brought to D3 Dimension Drafting and Design Inc. attention.

It is the responsibility of the contractor or builder to check and verify all dimensions and to ensure all 
work conforms to all local bylaws ad regulation, and to the current edition of the BCBC

D3 Dimension Drafting and Design Inc. accepts no liability for error or omissions.

These plans conform to the B.C. Building Code, 2012 ED.
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Set Backs
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BUILDING SCOPE SUMMARY

Site Requirements 

• No retaining wall shall be constructed on any lot having an exposed height greater than 4 ft. 
unless engineered

• Any exposed concrete over 2 ft in height shall be architecturally treated. 

Exterior Design
• No exposed concrete block is permitted
• Exposed concrete foundation walls are not to exceed 1.64 ft in height,
• In General, the main materials used on the front of the house should be used on all other

facades
• Overhangs to be a minimum of 18" TYP.
• All gable fascia shall be a minimum fascia of 2x10.

Roof & Building Materials 
• Any fascia gutter must be properly integrated with wood fascia boards to meet building scheme
• Exterior vertical walls are to be non-combustible 20min rated 

Driveways & Garages 
• The garage shall have closing doors with raised panels or desired architectural detailing
• Garage should be painted to match proposed buildings design and colour scheme
• Garage dimensions are taken from the outside of cladding.
• Driveways shall be constructed of asphalt, exposed aggregate, stamped concrete, brick or 

combination.
• No gravel driveways or parking areas.

No buildings or driveways shall be constructed on the lots unless provisions to reduce storm water run-
off from buildings and driveways been made by the run-off from buildings, driveways and any other 
impervious surfaces constructed on the lot being re-charged back to the ground through suitable 
subsurface storm water management systems such as rock pits or exfiltration chambers and run-off from 
driveways which slope to the public road or common property being intercepted at the property line by the 
provision of suitably designed and constructed absorbent strip such as grass-crete or permeable 
interlocking concrete pavers.  

PLAN # 
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-All funds paid are non-refundable.
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City of New Westminster - 224 Sixth Avenue

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
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Statement of Significance 

Description of Historic Place 

The Joseph and Eileen Makepeace House is a one-and-one-half storey, wood-framed dwelling located 
on the south side of Sixth Avenue about mid-block between Second and Third Streets in the Queen’s 
Park neighbourhood of New Westminster. The asymmetrically designed house is set back in its lot 
leaving a generous front yard, and features a side-gabled roof intersecting with a front-gabled wing. 

Heritage Values of Historic Place 

Built in 1937, the Joseph and Eileen Makepeace House is historically significant for its connection to 
the late 1930s and early 1940s development in historic Queen’s Park, a neighbourhood considered the 
most prestigious residential area of New Westminster. Although Queen’s Park character is often 
defined by its turn-of-the 20th century Victorian and Edwardian homes, this house is significant for its 
association with a later wave of residential development which introduced new architectural styles to 
the neighbourhood and filled in the remaining unbuilt lots, sometimes through subdivision of larger 
properties. 
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This house has social heritage value as the purpose-built, long-term Makepeace family residence. 
England-born Joseph Laurence Makepeace (1907-1986) served on New Westminster’s police force for 
30 years from 1942 until his retirement as Staff Sergeant in 1972.  Saskatchewan-born Eileen Margaret 
Makepeace (nee McKessock 1915-1991) was a school teacher as were both their daughters Heather 
and Jean. 

Aesthetically, this building is significant as a good example of the late 1930s residential architectural 
trend for Romantic English Revival styles - a favoured house style in neighbourhoods all over the Lower 
Mainland until the early 1940s. Popular designs included variations on Tudor Revival, Storybook and as 
in the case of the subject house - English Cottage Revival, a style which evokes the informal charm of a 
country cottage, and typically features wide, low asymmetrical forms with prominent gable roofs and 
chimneys. 

The house is valued for its continuous use as a single-family dwelling and a long-term home for only 
three local families since construction. The Makepeace family resided here for 43 years until 1980, 
followed by Gregory and Patricia McClleland (28 years 1985-2013) and currently by the family of 
school principal Phil Cookson and university professor Vandy Britton. 

Character Defining Elements 

• Location on Sixth Avenue in the Queen’s Park neighbourhood of New Westminster

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

• curved pathway leading from street to house

• Continuous residential use since 1937

• Residential form, scale and massing as expressed by its one-and-one-half storey height with
projecting front-gabled wing

• Side-gabled roof intersecting with a front-gabled projecting wing. An additional, lower stepped
gabled projection is on the east elevation. All roofs have overhanging eaves and rolled edges.

• Projecting front entrance porch with rolled gabled roof

• Stucco cladding throughout the exterior wall plane

• Original window openings with projecting wood sills. Facade features wood sash pictures windows
(triple and double assemblies) and a wood arched window on the upper level.

• Original wood front door with matching English Cottage Revival speakeasy grill, mail slot and
handle

• Narrow window and door wood trims with backband moulding

• Internal brick chimney with corbeled top
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Historic Background  

The above partial view of a 1913 fire insurance map for New Westminster, shows the subject house’s 
immediate area from Sixth to Fifth Avenues (top to bottom) and from Second to Fourth Streets (right 
to left). There appear to be several undeveloped lots still available on the eve of World War I, but 
there will be a halt in construction from 1913 until the 1920s and 30s due to the lasting economic 
downturn sparked by the War. The subject property, undeveloped in 1913, is outlined in red. By 1957, 
the date of the subsequent fire insurance map (below), all the lots have been filled in including the 
subject lot (constructed in 1937) and its adjacent neighbour at 216 Sixth Avenue (constructed in 1923). 
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left: partial view of plate 
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Interwar residential development in Queen’s Park 

In the interwar years Queen’s Park saw a significant wave of residential development, partially involving 
subdivision of some of the larger lots and the introduction of new houses, but in many cases involving 
the demolition of the original 1880s or 1890s homes and their replacement with Revival style houses. 
Some of this era’s houses were designed by renowned local architects, but many were simply copied 
from house plan catalogues of the time. Most of this development occurred between 1937 and 1940.  

Below are examples of house plan models from the 1936 Sears Roebuck Modern Homes catalogue - 
one of many available house plan catalogues that influenced house designs such as that of the subject 
house. In this catalogue, these designs we today consider English Revival style were called "modern 
English" style, and were highly popular models (many buyers bought the materials along with the 
plans). 
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The Parkside 1936 - Model # 13283A

The Wilmore 1936 - Model # 3306
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Research Findings 

Civic address: 224 Sixth Avenue, New Westminster BC 

Legal description: LOT 31, SUBURBAN BLOCK 10 (LT 32 OF LOT 2 & 3), PARCEL A, PLAN NWP2620 

Date of construction: 1937 (New Westminster CityViews permit database) 

Builder and Original owner: Joseph Makepeace 

Residents/owners: 

1938 - vacant 

1939 - 1980 Joe and Eileen Makepeace (warehouseman at Kelly Douglas 1939-1941, Police Constable 

1942-1950, Police Sergeant 1951-1972. Eileen - secretary @ White Shrine Order of Bethlehem in the 

early 1950s and later - teacher) 

1981-1984  vacant/no return 

1985 - 2012 Gregory and Patricia McClleland - (Air Canada and BC Tel employees) 

2013 - current  Phil Cookson and Vandy Britton (school principal and university professor) 
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Archival Photographs 
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Police Staff Sergeant Joe Makepeace in his 
police car - 1966. New Westminster's coat of 
arms were painted on the door of city police 
cars that year to mark the 100th anniversary of 
the united colony of British Columbia. 

source: NWMA IHP10000-2045

The 1947 Police Ball 
Committee: from left - B. Skea, 
A Cys, J. Makepeace, P. 
Mechan, R. Keary, W. Fraser  

source: NWPL 1124
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Current Photographs 
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front view (north)

rear view (south)
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side view (west)

side view (east)
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view of original front door 
and wood door and 
window trim

context view with its 
two neighbours to the 
west dating from 1911.
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Conservation Objectives 

224 Sixth Avenue will continue on its original site on Sixth Avenue, and with its detached residential 
use. A basement rental suite will be introduced in the building. To  further improve the sustainability of 
this property and help finance the conservation and maintenance of the historic building, a one-and-
one-half storey infill house will be introduced next door to the east. The proposed infill house design is 
compatible in form, scale and massing with 224 Sixth Avenue and the other historic houses that line 
both sides of the subject block - but it is distinguished as a contemporary structure through subtle 
architectural detailing and finishes. The proposed development will transform the existing large lot’s 
capacity to house three-families comfortably each with separate entrances, private outdoor areas and 
parking spaces. The proposed development does not affect the Heritage Values nor the Character 
Defining Elements of the historic place. 

The above illustrated elevations depict the existing historic building at 224 Sixth Avenue (right) and 
the proposed infill house next door (left) separated by a driveway leading to a parking area for both 
dwellings at the rear of the lot. The infill building is compatible with the historic house and subject 
streetscape in height, massing and form. It’s gable roof, full-width front porch and traditional cladding 
materials fit in harmoniously with the Queen’s Park neighbourhood character - but it is distinguishable 
as a subtly contemporary building through its non-traditional window mullion pattern and its fully 
glazed front door. 
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Proposed infill house                                                       224 Sixth Avenue - Makepeace House 
                      
                                                                                                                                                     Architectural elevations: D3 Dimension Drafting Design Inc.
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Restoration is the overall conservation objective for the historic house. 

Rehabilitation is the conservation objective for the property.  

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).  

Site Plan 

The red outline on the proposed site plan (below), illustrates the current location of the existing 
historic house in the centre of its large lot. The proposed development would involve the slight 
northwest relocation of 224 Sixth Avenue to accommodate the infill house and to better align it with 
the neighbouring houses to its west which are positioned slightly closer to Sixth Avenue. 
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The light blue forms represent the 
historic house in its new location and 
the new rectangular infi l l house 
separated by a driveway leading to a 
parking area at the back of the lot. The 
introduction of the infill house and its 
siting next to the relocated historic 
house is in keeping with the historic 
streetscape development pattern on 
the block. The location and general 
outlines of three neighbouring houses 
are illustrated in pink.
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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 pebble-dashed stucco cladding the entire exterior plane is in 
good condition. 

The wood-clad eaves, wood rafter tails and wood door and window 
trim are all in good condition. 

d. Roofing and gutters

The duroid shingle roof was installed approximately 10 years ago 
and is in excellent condition. The gutters were installed at the same 
time and are in functional, good condition. 

e. Chimney

The internal brick chimney is in fair condition. It has been painted,
obscuring the condition of the bricks and mortar and there is evidence of lose and cracked bricks, 
especially on the rear elevation. 
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photograph shows a close-up of the pebble-
dash stucco in good condition.

photograph shows painted chimney stack - 
with the odd broken and loose brick.
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f. Windows and Doors 

Windows - the building has five wood windows on the front - 
the two picture windows on the main level, the arched 
window in the upper level and the two fixed windows on the 
south portion of the side walls, in the living and sitting rooms. 
The rest of the windows are relatively new vinyl windows All 
the windows are in excellent condition. The windows sills are 
all wood and in good condition. 

Doors - The original wood front door is in excellent 
condition. Two newer rear doors, at the basement and at the 
mud-room, are also in excellent condition. 

g. Front Stairs 

The current concrete stairs with metal railing are in good condition. 

h. Finishes 

The painted finish on the exterior is recently applied and in excellent condition. 
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photographs show two wood windows 
assemblies on the front elevation,  the 
original wood front door and the excellent 
condition of the painted finish

51



Heritage Conservation Plan   ::   224 Sixth Ave. New Westminster, BC    ::   September 2017

Recommended Conservation Procedures 

a. Structure and site - Rehabilitation and Preservation:

Rehabilitate the property by:
• Relocating the historic house slightly west to accommodate an infill house next door 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

Preserve 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 - Preservation:

• Preserve the stucco cladding, wood trim around the doors and windows, the wood-clad eaves, and
rafter tails.

d. Roof and gutter - Preservation:

• Preserve existing duroid roof with rolled edges.

• Preserve gutters. Plan to replace gutters and downspouts within 5-10 years.

e. Chimney - Restoration:

• Repair the visible portion of the brick chimney (the stack) above the roofline using an expert
mason.

f. Windows and Doors - Preservation and Restoration:

• Preserve the five wood windows and original front door on the front of the house.

• When the the vinyl windows on the sides of the house fail or are scheduled for replacement,
restore them to wood sash windows as per the sash style and width of the facade windows.
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bird’s eye view. The subject house marked with a red arrow. The garage addition circled in red. source: Bing Maps
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g. Rebuild front stairs in concrete, stone or brick 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 can possibly curve or widen as they descend. 
See proposed rendering below. 
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 Architectural rendering: D3 Dimension Drafting Design Inc.
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h. Finishes - Restoration:

Repaint in an authentic 1930s colour scheme featuring a mid-tone body to contrast with the roof and 
windows colours. 

Body stucco - Electric Grid (1937 colour researched by California Paints)

Trim, eaves, window sash and sills - Gropius White (1938 colour researched by California
Paints) 

Front door - Strong Punch (1930s colour researched by California Paints) 

Trim band - Winter Balsam (historic colour researched by California Paints)

Stairs - Belgard Cobble 
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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. 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Maintenance Plan 

Following completion of the conservation works, the owner must maintain the building and land in 
good repair and in accordance with generally accepted maintenance standards. All work should follow 
The Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition). The 
local government determines an acceptable level or condition to which the heritage building is 
maintained through the Heritage Maintenance Bylaw. As with the Heritage Conservation Plan, such 
maintenance standards apply only to the building exterior. 

As general upkeep is frequently overlooked and will lead to deterioration of heritage resources, 
maintenance standards warrant special attention. Any building should be kept in a reasonable 
condition so it continues to function properly without incurring major expenses to repair deterioration 
from neglect. The most frequent source of deterioration problems are from poorly maintained roofs, 
rainwater works and destructive pests. 

Establish a maintenance plan using the information below: 

Maintenance Checklist 

a. Site

• Ensure site runoff drainage is directed away from buildings.

• It is recommended to maintain min. 2 foot clearance between vegetation and building face and a
12 inch wide gravel strip against the foundation in planted areas.

• Constantly manage vegetation (vines, etc.) that is ornamentally attached to the building.

b. Foundation

• Review exterior, and interior where visible, for signs of undue settlement, deformation or cracking
of foundation and if encountered seek advice from Professional Engineer.

• Ensure perimeter drainage piping is functioning satisfactorily.

• 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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c. Stucco

• Most stucco deterioration is the result of water infiltration, either through the roof, around
chimneys, window and door openings, or excessive ground water or moisture penetrating through,
or splashing up from the foundation. After the cause of deterioration has been identified, any
necessary repairs to the building should be made first before repairing the stucco.

• In the interest of saving or preserving as much as possible of the historic stucco, patching rather
than wholesale replacement is preferable.

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

d. Wood Elements

• In the wet coastal climate of British Columbia maintaining integrity of exterior wood elements is
critical in preventing water ingress into buildings.

• Annually inspect wood elements for signs of deterioration, identify source of problem and take
corrective repair/replacement action:

o wood in contact with ground or plantings;

o excessive cupping, loose knots, cracks or splits;

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

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

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

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

• Closely inspect highly exposed wood elements such as porches, railings and stairs for
deterioration. Anticipate replacement in-kind of portions of these elements every 10-15 years.

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

e. Windows and Doors 

• Replace cracked or broken glass as it occurs.

• Check satisfactory operation of windows and doors.
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• Check condition and operation of hardware for rust or breakage. Lubricate hardware annually.  

• Inspect weather stripping for excessive wear and integrity.  

f.     Roofing and Rainwater Works 

• Inspect roof condition every 5 years, looking for: 

o loose, split or missing shingles, especially at edges, ridges and hips; 
o excessive moss growth and/or accumulation of debris from adjacent  trees; 
o flashings functioning properly to shed water down slope. 

• Remove roof debris and moss with gentle sweeping and low-pressure hose.  

• Plan for roof replacement every 18-22. 

• Annually inspect and clean gutters, flush out downpipes. Ensure gutters positively slope to 
downpipes, there are no leaks or water splashing onto building.  

• Ensure gutter hangers and rainwater system elements intact and secure.  

• Ensure downpipes inserted into collection piping stub-outs at grade and/or directed away from 
building onto concrete splash pads.  

g.     General Cleaning 

• Building exterior should be regularly cleaned depending on build up of atmospheric soot, 
biological growth and/or dirt up-splash from ground.  

• Cleaning prevents buildup of deleterious materials which can lead to premature and avoidable 
maintenance problems.  

• Windows, doors and rainwater works should be cleaned annually.  

• When cleaning always use gentlest means possible such as soft bristle brush and low-pressure 
hose. Use mild cleaner if necessary such as diluted TSP or Simple Green©.  

• Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking 
and wood elements, and it will drive water into wall assemblies and lead to bigger problems.  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Research Resources 

Ancestry.ca: https://www.ancestry.ca/family-tree/person/tree/27177018/person/12506556621/facts, 1940s
Municipal Voter’s Lists, Canada Census 1921 

New Westminster Public Library: Historic directories, Fire insurance maps, ‘Police’ clipping folder - 1951 NWPD
Annual Report 

New Westminster Archives: Joe Makepeace file http://archives.newwestcity.ca/permalink/26105/

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) 

Site visit and interview with current owner May 2017 

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. 
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5.5 224 Sixth Avenue – Proposed Heritage Revitalization Agreement Application 

Ms. Britney Quail, Heritage Planning Analyst, summarized the report dated 
November 2, 2017, regarding a Heritage Revitalization Agreement application for 
a heritage home at 224 Sixth Avenue. The proposal is to restore and protect the 
original 1937 house, in exchange for subdividing the property and building a new 
house, with a larger floor space ratio, on the newly created lot. The subdivision 
would move the existing house over and forward on the lot, to better align the 
house with others on the block. 

The owners of the house, Mr. Phil Cookson and Ms. Vandy Britton, along with 
Ms. Kirsten Sutton of D3 Dimension Drafting and Design Inc, and the Heritage 
Consultant Elana Zysblat of Ance Building Services Co Inc. made a presentation 
to the Commission, reviewing the history and design of the heritage house, 
including its character defining elements, planned changes and restoration 
objectives. They also discussed the new infill house, including its site on the lot, 
and proposed design. The owners further expressed that the subdivision of the lot 
would help to finance the ongoing maintenance of the heritage home. 

The CHC was asked to provide comment on the statement of significance, the 
level of conservation and restoration work proposed, and the appropriateness of 
the design of the infill building to the heritage house. 

Upon discussion, the Commission noted the following comments: 
• Appreciation was expressed for the proposal to restore the heritage house; and,
• The craftsman style design proposed for the infill house is very attractive.

MOVED and SECONDED 
THAT the Community Heritage Commission recommend that City Council support 
the Heritage Revitalization Agreement application for 224 Sixth Avenue. 

CARRIED. 
All members of the Commission present voted in favour of the motion. 

Doc#1114389 Community Heritage Commission Minutes Page 8 
November 2, 2017 
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December 20, 2017 

   HRA at 224- Sixth Ave 

To Mayor, Council, Advisory Planning Committee and Senior Heritage Planner, 
Britney Quail: 

    The Queen’s Park Residents Association directors met on Nov. 21, 2017 with 
the homeowners, their designer and Britney Quail to discuss the Heritage 
Revitalization Agreement proposed for 224 Sixth Ave.  Having Ms. Quail in 
attendance was very helpful in answering the questions of the directors and the 
homeowners.  There were many positive comments regarding the HRA proposal 
but all of the directors had similar concerns about the project. 

    We would point out that before our discussion, information regarding the 
HRA Open House was posted on the QPRA website and sent to our members via 
email. Unfortunately the timing of the proposal reaching our Association did not 
allow discussion to be included on our crowded AGM agenda and the feedback is 
required prior to our next scheduled meeting to be held on February 18, 2018.   

    The only concern with the heritage house was the need for appropriately 
styled wood windows to replace the vinyl windows.  However, the major 
concern was around the new build.  Although the overall design is compatible 
with the surrounding homes, the use of glass and metal railings for both the porch 
and stairs is visually and architecturally unacceptable. Several directors felt that 
treatment was too jarring for the house and the neighbourhood. We would also 
encourage the installation of wood windows to complement the existing heritage 
house. 

  Kathleen Langstroth 

  President   QPRA 
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Jan. 8, 2018 
City of New Westminster 
Advisory Planning Committee 
Re: Development Proposal for 224 Sixth Ave. 

Dear Committee Members: 

Thank you for the opportunity to provide feedback on the development proposal for 224 Sixth Ave. We 
are resident-owners of the property at 216 Sixth Ave., the easterly adjacent property to the proposed 
development. We write to raise a number of concerns we have with the development proposal. 

When we purchased our home earlier this year, we were attracted by the mature trees, significant light and 
space due to the specific positioning of our property and the relative proximity of nearby dwellings in this 
Queen’s Park neighbourhood. These mature trees, our privacy and our light are compromised by this 
development proposal. We certainly understand the city’s desire and plans for gentle densification and we 
also appreciate the advantageous economics of the development proposal; however, our position overall is 
that the proposal over-maximizes dwelling size and densification of the subdivided, and smaller, property, 
causing undue impact on our own. 

We understand that heritage designation for the Makepeace house is being exchanged to allow for the 
subdivision of the existing property into 2 parcels, one of which is smaller than required lot size. This 
seems a substantial exchange in itself. As such, our primary concerns surround the additional relaxations 
being granted on the new, undersized lot to allow for an increased FSR for the full two-storey house with 
peaked roof, and over-densification with a basement suite. The proposed development substantially 
impacts a) the stability and future health of our mature trees, b) our privacy and c) our access to light. Our 
concerns are the following: 

1. We are aware that the west fence between our property and 224 Sixth Ave. is placed inaccurately. Our
property line in fact falls further to the west than the fence by approximately 18 inches. We would like 
assurance that an accurate survey was used as a basis for the development proposal and that 
measurements, ratios and other determining factors including setbacks are accurately defined according to 
official survey documents.  

2. We have serious concerns about the security and protection of several mature trees, which lie quite near
our west property line. The size of at least 2 of our most mature trees are clearly misrepresented on the 
development proposal drawings. Accurate measurements of these trees could impact the scope of the 
development proposal. We have the following concerns about the development that would compromise 
these trees’ stability and health: 

1) Damage to the root base as a result of excavation
2) Disturbance of the earth and vegetation root matrix
3) Potential trimming and limbing to accommodate the new dwelling and carport
4) Inadvertent damage as a result of equipment and construction in close proximity

3. With respect to privacy, all the upper-floor windows on the new dwelling face east, in addition to east-
facing main floor windows. These windows look into our home and directly impact our privacy. There are 
no upper floor windows facing the Makepeace house to the west; thus, we lose privacy while theirs is 
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preserved. We respectfully request that these upper floor windows be changed to face west and that the 
alignment of the main floor windows be offset from our own. 

4. We have grave concerns about the massing and density of the new dwelling, with its proximity to our
home. Already a small lot, the proposed dwelling significantly exceeds the permitted FSR by 32%. Not 
only is the property smaller than permitted, the proposed house is much larger than permitted. This is 
substantially due to the inclusion of the basement suite, which pushes up the massing of the full, two-
storey house, compromising light to our living space and garden. 

Finally, it seems to us that the contextual comparison for the proposed new home is flawed. The south 
side of Sixth Avenue is part of the Queen’s Park Heritage Conservation Area. The north side of Sixth Ave. 
is not part of this unique and characteristic neighbourhood and therefore should not be used in contextual 
comparisons – such as density, FSR, proximity, massing or otherwise – with respect to the development 
proposal. As result of this proposed development, it seems the relative proximity of the 4 dwellings (west 
neighbour, Makepeace house, new house and our home), will be closer than the rest of the homes on the 
south side of Sixth Avenue and the proposed new home will have a substantially larger FSR than any 
other on the south side of Sixth Ave.  

We see no reason to push the density to this extreme on the proposed new, smaller property. A smaller 
dwelling, proportional to the lot size, could achieve the same ends with significantly less impact. We 
respectfully ask that the new lot and dwelling adhere to the zoning bylaw, with a maximum FSR of 0.5. 

We look forward to further discussion. 

Sincerely, 
Megan Andrews and Ken Cunningham 
Resident-Owners 
216 Sixth Ave. 
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