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ADVISORY PLANNING COMMISSION
Tuesday, March 19, 2019 at 6:30 p.m.
Council Chambers

MINUTES
VOTING MEMBERS PRESENT:
Christa MacArthur
- Chair/Community Member
Ken Bourdeau
- Vice-Chair/Community Member
Darlene Carty
- Community Member
Margaret Fairweather
- Community Member
Andrew Feltham
- Community Member
VOTING MEMBER REGRETS:
Rebecca Bateman
- Community Member
Stephen Beasley
- Community Member
Tobi May
- Community Member
Melinda Michael
- Community Member
GUESTS:
Arash Haidari
Andrew Cook
Paul Whitehead

- Canada West Development Ltd.
- Formwerks Architectural
- Greenway Landscape Architecture

STAFF:
Jackie Teed
Rupinder Basi
Dilys Huang
Carilyn Cook

- Manager, Planning
- Senior Planner
- Planning Technician
- Committee Clerk

The meeting was called to order at 6:30 p.m.
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1.0

HOUSEKEEPING

1.1

Orientation and Oaths of Office – Carilyn Cook, Committee Clerk
Carilyn Cook, Committee Clerk, briefly introduced herself and, after a short
roundtable introduction of Commission members, Ms. Cook commenced with her
presentation which included the role of advisory committees/commissions, the
terms of reference, meeting attendance and quorum, meeting conduct, City
policies & freedom of information, and, lastly, oaths of office.

Procedural note: Item 4.1 – Planning Policy Orientation was addressed at this time.
2.0

ADDITIONS TO AGENDA

2.1

There were no additions.

3.0

ADOPTION OF MINUTES

3.1

Adoption of the Minutes of Tuesday, January 15, 2019
To be adopted at the April 16, 2019 meeting of the Advisory Planning
Commission.

4.0

INFORMATION PRESENTATIONS

4.1

Planning Policy Orientation – Jackie Teed, Manager, Planning & Rupinder
Basi, Senior Planner
Ms. Teed and Mr. Basi provided a Planning Policy Orientation for Commission
members which included the following:
•
•
•
•
•
•
•
•
•

Statutory Role of the Commission;
Terms of Reference;
Development Review Steps (simplified);
Scope of Review;
Meeting Format;
Key City Policy Documents to Consider;
Key Regional Policy Document to Consider;
Additional Land Use Policies; and,
Staff Roles

Procedural note: Item 6.1 – Appointment of Chair and Vice-Chair was addressed at this
time.
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5.0

REZONING

5.1

1209-1217 Eighth Avenue (REZ00158) – Dilys Huang, Planning Analyst
Dilys Huang, Planning Technician, summarized the staff report dated March 19,
2019, regarding a rezoning and development permit application for a 22 unit infill
housing project at 1209-1217 Eighth Avenue.
In response to questions from the Commission, staff provided the following
information:
• Infill housing covers a wide range of housing types including townhouses,
duplexes, triplexes, etc., which are built within an already existing
neighbourhood;
• The intention of the FSR split is to reduce the building bulk that is visible
above grade, ensuring that the structure is appropriate for the neighbourhood;
• A report will be going to Council with respect to the allocation of the voluntary
amenity contribution which will be used to address population growth within
the broader community;
• Public transportation in the area was reviewed by the City’s transportation
staff; however, a transportation study was not identified as a requirement;
• With respect to the house located at 1207 Eighth Street potentially becoming
an orphaned property, this is something that would be reviewed in the future.
Currently, the land use designation for this lot is different than the designation
for the subject sites;
• While property owners are always encouraged to work with each other with
respect to creating good parcel sizes, owners cannot be forced to sell their
properties. If there is a future development proposal that does not include the
1207 Eighth Avenue property, the applicant would need to demonstrate how it
could be developed on its own;
• It is the City’s practice to discourage orphan properties and to try to ensure that
boundaries work from a development perspective. Staff can follow up with the
policy planner to provide more background on this issue for Commission
members; and,
• Currently, the City is working on phase two of the Infill Housing Program
which looks at other housing forms that would also fall under the RGO
designation, specifically duplexes or triplexes. At the moment, infill
townhouses would be captured under the RGO designation as well; and,
• With respect to the OCP, the intent is to provide different housing options
taking into consideration various lot challenges, what the constraints are, etc.,
for each particular lot and which may dictate what types of housing can be
built on the site. Staff are monitoring the applications coming in with the goal
being to get a mix of different housing forms within the City.
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Andrew Cook of Formwerks Architectural and Paul Whitehead of Greenway
Landscape Architecture provided the Commission with a PowerPoint presentation
covering the following information:
The goal is to achieve a family-friendly development;
The project will have modern, clean lines, with a natural palette;
The massing will be tiered down to two floors near the single family house;
Parking will be accessed from the laneway with bike lockers and bike racks
also being provided;
• A courtyard in the middle of the development will provide a natural play
environment for children; and,
• Residents will have private outdoor space in the front and rear of their
dwellings.

•
•
•
•

In response to questions from the Commission, Messrs. Cook and Whitehead
provided the following information:
• The New West Design Panel did not address stepping down the units to the
east; however, there will be a slight recess in the roof on the eastside;
• Each unit will have access to bike locker space, located at the rear of the front
units;
• As the sidewalk along Eighth Avenue will be widened, it is imagined that
cyclists would walk their bikes to an appropriate riding area or use the
accessible road located to the east in order to avoid riding on Eighth Avenue
which is very busy, or the back lane which is also expected to be active with
vehicles.
In response to questions from the Commission, Mr. Arash Haidari of Canada
West Development Ltd. provided the following information:
• Discussions will be undertaken further along in the project with EVO or other
car-sharing companies for inclusion in the development’s promotional
marketing packages as a way to mitigate issues which may arise with increased
density in the area;
• Baseboard heating is currently being recommended by the energy consultant
who is working to assist in reaching the sustainability targets of both the
developer and the City; and,
• All residential parking stalls will be equipped with electric car charging
capabilities.
The Chair called three times for any speakers from the public and none came
forward.
The Commission made the following comments in regards to the proposed
development:
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• The overall composition is good and Formwerks Architectural has respected the
other dwelling with the stepping down aspect;
• The location is good with respect to the increased density and the parking being a
at the rear is appreciated;
• Twelfth Street and Eighth Avenue used to be a very vital part of the New
Westminster and it will be nice to see some of its vibrancy restored with this
project; and,
• The site for the project was well considered as it is near the park, schools, transit,
etc.
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that Council approve the
1209-1217 Eighth Avenue rezoning and development permit applications for a 22
unit infill townhouse project.
All members of the Commission present voted in favour of the motion.
6.0

NEW BUSINESS

6.1

Appointment of Chair and Vice-Chair – Committee

CARRIED

MOVED AND SECONDED
THAT Christa MacArthur be elected as the Chair for the 2019 Advisory Planning
Commission term.
CARRIED.
All members of the Commission present voted in favour of the motion.
Procedural note: Ms. MacArthur assumed the Chair.
MOVED AND SECONDED
THAT Ken Bourdeau be elected as the Vice-Chair for the 2019 Advisory Planning
Commission term.
CARRIED.
All members of the Commission present voted in favour of the motion.
Procedural note: Item 5.1 – Eighth Avenue (REZ00158) was addressed at this time.
7.0

REPORTS AND INFORMATION

7.1

There were no items.
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8.0

CORRESPONDENCE

8.1

There were no items.

9.0

NEXT MEETING
Tuesday, April 16, 2019 in Council Chamber, City Hall.

10.0

ADJOURNMENT

ON MOTION, the meeting adjourned at 7:44 p.m.

Christa MacArthur
Chair

Certified Correct,

Carilyn Cook
Committee Clerk
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ADVISORY PLANNING COMMISSION
Tuesday, January 15, 2019 at 6:30 p.m.
Council Chamber, City Hall

MINUTES
VOTING MEMBERS PRESENT:
Rebecca Bateman
- Community Member
Darlene Carty
- Community Member
Margaret Fairweather
- Community Member
Christa MacArthur
- Vice-Chair, Community Member
Tobi May
- Community Member
Melinda Michael
- Community Member
REGRETS:
Laura Cornish
Andrew Feltham
Andrew Hull

- Community Member
- Community Member
- Chair, Community Member

GUESTS:
Elena Zyblat
Steve Norman

- Heritage Consultant, ANCE Building Services
- Owner, 218 Queen’s Avenue

STAFF:
Britney Quail
Heather Corbett

- Heritage Planner
- Committee Clerk

Christa MacArthur assumed the Chair and the meeting was called to order at 6:32 p.m.
1.0

ADDITIONS TO AGENDA

1.1

There were no additions.

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of Tuesday November 20, 2018
MOVED AND SECONDED
THAT the minutes of the November 20, 2018 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

3.1

There were no items

4.0

DEVELOPMENT APPLICATIONS

4.1

218 Queen’s Avenue – Heritage Revitalization Agreement
Britney Quail, summarized the staff report dated January 15, 2019, regarding a
Heritage Revitalization Agreement (HRA) proposal to subdivide a Designated
heritage property in the Queen’s Park Heritage Conservation Area into three RS-4
single-detached dwelling properties.
In response to questions from the Commission, Ms. Quail provided the following
information:
• Parking pads are proposed at the rear of the two new properties, and the
existing garage would be moved and repurposed by the existing residence;
• The open house produced generally supportive comments, with nothing
significant or concerning being submitted at the event;
• The development has undergone one tree permit process as part of the
Temporary Use Permit awarded in June and a second tree permit is
underway currently;
• The tree permit process allowed the property owner to clear three protected
trees, and required protection of six others to prepare for the new houses to
be stored; and,
• The species of the replacement trees is not yet known.
Elena Zysblat, Heritage Consultant, and Steve Norman, Owner, provided the
Commission with a PowerPoint presentation covering the following information:
• The history of house raising and moving, which is a well-established and
common practice in North America and New Westminster;
• The property’s uniqueness as one of the last large land parcels in Queen’s
Park to be subdivided;
• Details on the design and size of the two proposed houses, which are
similar in style to adjacent houses on Manitoba Street and very common in
Queen’s Park; and,
• Details of the planned restorations to the houses, and their protection under
the Queen’s Park Heritage Conservation Area (HCA), and the potential for
carriage houses or secondary suites on the properties in future.
In response to questions from the Commission, Mr. Norman provided the
following information:
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• The replacement trees would likely be columnar trees, such as poplars;
• Both proposed houses were donated, were saved from demolition elsewhere
in the region, and were selected due to their size; and,
• The sidewalk proposed on Manitoba has been stipulated as a requirement
by the City’s Engineering department, and it would be constructed as a new
addition to the current streetscape.
The Chair called for any speakers from the public.
Monica Forberger, Resident, expressed her support for the HRA, noting that it is
agreeable to see two heritage houses of similar size being saved and incorporated
into the neighbourhood. Ms. Forberger was also supportive of the parking pads for
the two new houses, noting that parking on Manitoba Street can often be limited.
The Chair called a further two times for speakers from the public and none came
forward.
The Commission made the following comments in regards to the proposed
development:
• Appreciation was shown for saving the two heritage houses and the added
value the proposal would provide to the neighbourhood;
• The proposed new houses match the scale and character of Manitoba
Street;
• The project is consistent with the objectives of the Queen’s Park HCA
and the preservation of heritage properties;
• The proposal provides an appropriate means of increasing density in the
neighbourhood and would create relatively affordable houses and more
potential density through the future infill opportunity;
• The sidewalk on Manitoba Street would likely be appreciated by the new
owners;
• The remaining yard appears personal and large enough for the existing
house;
• There may have been a missed opportunity to integrate landscaping
comments or feedback into this project; and,
• It would have been helpful to include the arborist information in order to
provide the Commission with the ability to balance the removal of trees,
and the resulting effects to the tree canopy, with the project.
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that Council support the
project proposed for 218 Queen’s Avenue.
CARRIED
All members of the Commission present voted in favour of the motion.
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5.0

NEW BUSINESS

5.1

There were no items

6.0

REPORTS AND INFORMATION

6.1

There were no items

7.0

CORRESPONDENCE

7.1

There were no items

8.0

NEXT MEETING
The next Advisory Planning Commission meeting is scheduled for Tuesday,
February 19, 2019 in Council Chamber, City Hall.

9.0

ADJOURNMENT

ON MOTION, the meeting adjourned at 7:07 p.m.
Certified Correct,

Christa MacArthur
Vice-Chair

Heather Corbett
Committee Clerk
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Advisory Planning Commission

Date:

April 16, 2019

From:

Janet Zazubek, Planning Analyst

File:

HER00700

Subject:

1002-1004 and 1006-1008 Third Avenue: Heritage Revitalization
Agreement Application

RECOMMENDATION
THAT the Advisory Planning Commission receive this report for information.
PURPOSE
A Heritage Revitalization Agreement (HRA) application has been received for two
duplexes, 1002-1004 and 1006-1008 Third Avenue. Both duplexes were built in 1892,
and are currently zoned RS-1 Single Detached Dwelling District. A Site Context Map is
attached as Appendix A.
The proposed HRA would allow the conversion of four unoccupied attic spaces (one in
each duplex unit) into loft bedrooms with adjacent half-bathrooms, increasing the number
of bedrooms in each unit from three to four. In exchange, the owner would undertake
small-scale restoration and legally protect both duplexes. There would be no other change
to the exterior of the duplexes. Through the HRA, non-conforming elements of the
properties, such as height and setbacks, would be regularized.
The purpose of the report is to provide information to the Advisory Planning Commission
for use in making a recommendation to Council on the proposed application.
POLICY AND REGULATIONS
Official Community Plan Land Use Designation
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The subject sites are designated Residential – Ground Oriented Infill Housing in the
Official Community Plan. The intent of this designation is to allow a mix of groundoriented infill housing forms which are complementary to the existing neighbourhood
character. Generally forms with a higher number of units are expected to be located on
larger properties. Units can be attached, detached or a combination of the two. This
includes forms such as single detached dwellings, single detached dwellings on a
compact lot, duplexes, triplexes, quadraplexes, cluster houses, townhouses, and
rowhouses. Through a Heritage Revitalization Agreement, or similar tool, a property may
be eligible for incentives such as a smaller minimum lot size, an increase in density, or
reduced parking requirements, which would make it viable to conserve assets with
heritage merit. A Heritage Revitalization Agreement may also be used to formalize an
existing, larger scale land use such as a low rise residential apartment building or a place
of worship.
The proposed application is consistent with the OCP Land Use Designation.
Development Permit Area
The properties are within the Ground Oriented Infill Residential Neighbourhoods
Development Permit Area, the guidelines for which are under development, and would
regulate form and character. As this project does not propose changes to the current
building form and character, this project would instead be evaluated against the City’s
heritage design guidelines.
Zoning Bylaw
The properties are zoned RS-1 (Single Detached Dwelling District). The intent of this
zoning district is to allow single detached dwellings with secondary suites and a laneway
or carriage house. The buildings on site do not conform to the Zoning Bylaw and as such,
a Heritage Revitalization Agreement is required to allow the additional floor space as
well as for regularization of the duplex form.
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 longterm legal protection and exterior restoration, certain zoning relaxations, including an
increase in density or reduced parking, may be 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 relaxed or supplemented. An HRA is not precedent setting as each
one is unique to a specific site.
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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. Any changes to a protected heritage property
must first receive approval from City Council (or its delegate) through a Heritage
Alteration Permit (HAP). Future development is no longer entitled, but could be
permitted by Council with a HAP.
Heritage Related Design Guidelines
Council endorsed The Standards and Guidelines for the Conservation of Historic Places
in Canada in 2008 as a basis for assessing heritage projects within the city. These are
national guidelines for best practice in heritage conservation and design. HRA proposals
are evaluated against these guidelines.
BACKGROUND
Site Characteristics and Context
The subject properties are located in the Brow of the Hill neighbourhood at the corner of
Third Avenue and Tenth Street. The surrounding properties contain single detached
dwellings and apartment buildings which range in construction date from 1893 to 2015
and in Floor Space Ratio (FSR) from 0.45 to 2.68. A small commercial building is
directly across Third Avenue from the subject properties. There are no trees on the site. A
site context map is included as Appendix A.
Heritage Value
The two brick duplexes at 1002-1004 and 1006-1008 Third Avenue are rare remaining
examples of side-by-side duplexes from this era. They are also unique in New
Westminster as residential buildings constructed entirely of brick. Built in 1892, the
duplexes have historic value for their longevity and association with the early
development of the Brow of the Hill neighbourhood in the early 1890s. Additionally, the
duplexes have social significance as early housing for working class residents.
The brick duplexes were designed by American architect Arlen H. Towle, who also
designed three prominent commercial brick buildings on Columbia Street, all of which
were destroyed in the Great Fire of 1898. These brick duplexes are the only remaining
buildings designed by Towle in New Westminster.
Statements of Significance for the duplexes, which further detail their historic value, are
available in Appendix B.
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PROPOSAL
Project Overview
The HRA would allow conversion of unoccupied attic space into loft bedrooms with
adjacent half-bathrooms. One bedroom and one bathroom would be added per unit, for a
total of four attic conversions. Currently, each unit is three bedrooms. The proposed attic
conversion would increase each duplex to four bedroom units. Site plans and
architectural drawings for the proposed changes are attached as Appendix C.
The duplexes are currently non-conforming. The HRA would regularize the nonconformities and also allow the increase in FSR needed for the attic conversions. The
HRA would also permit a variance for one parking space on the site, which is an existing
non-conformity. In exchange, the owner would undertake small-scale restoration and
legally protect both duplexes. The only change to the exterior of the building would be
the addition of the skylight bedroom window, which would not be noticeable from street
level.
Proposed Project Statistics
The tables below provide a summary of the proposed project statistics; the shaded cells
highlight the relaxations which would be authorized through the HRA. A draft copy of
the Heritage Revitalization Agreement Bylaw No 8117, 2019 is attached as Appendix D.
Table 1: Summary of Proposed Relaxations for 1002-1004 Third Ave
Site
Zoning
Existing
Proposed
Characteristic
Requirement
Site Area
--313.36 sq. m.
As existing
(3373 sq. ft.)
Total Floor
156.68 sq. m.
398.09 sq. m.
471.67 sq. m.
Space
(1687 sq. ft.)
(4285 sq. ft.)
(5077 sq. ft.)
Floor Space
0.50
1.27
1.51
Ratio
Principal Units 1
2
As existing
Site Coverage
35%
43.5%
As existing
Building Height 7.6 m.
9.0 m.
As existing
(25 ft.)
(30 ft.)
Front Setback
4.0 m.
2.6 m.
As existing
(13 ft.)
(9ft.)
Front Porch
2.81 m.
1.07 m.
As existing
Setback
(9 ft.)
(3.5 ft.)

Relaxation
--315 sq. m.
(3390 sq. ft.)
1.01
1
8.5%
1.4 m.
(4.5 ft.)
1.4 m.
(4.5 ft.)
1.7 m.
(5.5 ft.)
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Site
Characteristic
Rear Setback
Rear Deck
Setback
Side Setback
(East)
Side Setback
(West)
Parking

Zoning
Requirement
4.03 m.
(13 ft.)
2.81 m.
(9 ft.)
1.52 m.
(5 ft.)
1.52 m.
(5 ft.)
2 spaces

Existing

Proposed

Relaxation

5.39 m.
(18 ft.)
4.27 m.
(14 ft.)
0.96 m.
(3 ft.)
2.26 m.
(7 ft.)
1 space
(2 in tandem)

As existing

---

As existing

---

As existing
As existing

0.56 m.
(2 ft.)
---

As existing

1 space

Table 2: Summary of Proposed Relaxations for 1006-1008 Third Ave
Site
Zoning
Existing
Proposed
Characteristic
Requirement
Site Area
--358.23 sq. m.
As existing
(3856 sq. ft.)
Total Floor
179. 12 sq. m.
437.30 sq. m.
507.90 sq. m.
Space
(1928 sq. ft.)
(4707 sq. ft.)
(5467 sq. ft.)
Lots on Site
1
3
2
Floor Space
0.50
1.22
1.42
Ratio
Site Coverage
Building Height
Front Setback
Front Porch
Setback
Rear Setback
Rear Deck
Setback
Side Setback
(East)
Side Setback
(West)
Parking

35%
7.62 m.
(25 ft.)
4.02 m.
(13 ft.)
2.80 m.
(9 ft.)
4.02 m.
(13 ft.)
2.80 m.
(9 ft.)
1.52 m.
(5 ft.)
1.52 m.
(5 ft.)
2 spaces

48.3%
8.72 m.
(29 ft.)
2.62 m.
(8 ft.)
0.99 m.
(3 ft.)
3.52 m.
(11 ft.)
2.36 m.
(8 ft.)
0.50 m.
(2 ft.)
3.60 m.
(12 ft.)
2 spaces
(4 in tandem)

As existing
As existing
As existing
As existing
As existing
As existing
1.62 m.
(5 ft.)
As existing
As existing

Relaxation
--328.78 sq. m.
(3539 sq. ft.)
1
0.92
13.3%
1.1 m.
(4 ft.)
1.4 m.
(4.5 ft.)
1.8 m.
(6 ft.)
0.5 m.
(2 ft.)
0.44 m.
(1 ft.)
-------
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DISCUSSION
Overall Evaluation
When Council considers entering into a Heritage Revitalization Agreement (HRA) one of
the objectives is to balance the benefits to the property owner with the benefits to the
public. The subject proposal is considered reasonable as:
1) It is consistent with the Official Community Plan;
2) It would not substantially alter the exterior of the buildings;
3) The relaxations requested are primarily to regularize non-conforming elements;
4) The retention of the buildings supports rental housing in Brow of the Hill;
5) The units meet the intent of the Family Friendly Housing Policy; and
6) The increase in density requested is approximately 20% above existing.
Heritage Benefit
The proposal would ensure long-term protection of the heritage buildings through the
HRA, Heritage Designation Bylaws, and listing the properties on the City’s Heritage
Register. The HRA also ensures a maintenance plan for the buildings, supporting their
conservation into the future. Additionally, the duplexes would undergo small-scale
restoration work as described below:
• All of the windows on the duplexes are the historic wood windows and would all
be retained and repaired as needed;
• The front porches would have their roofs replaced;
• The front columns of 1002-1004 will be replaced in-kind with square wood
columns;
• The back porch of 1002-1004 Third Avenue would be rebuilt;
• The rear roof of 1002-1004 Third Avenue would be replaced;
• The stucco on 1002-1004 Third Avenue will be repaired; and
• Landscaping would be reduced to at least 1foot away from the heritage buildings
in order to prevent damage to the foundations and finishes.
The building at 1002-1004 Third Avenue was re-clad in stucco decades ago, and it is
proposed that the stucco be retained as part of this restoration, due to the potential
structural impact of removal on the underlying bricks and because the stucco is a longstanding feature which reflects the historic evolution of that building. Further details on
the restoration proposal are available in the Heritage Conservation Plans in Appendix B.
Draft copies of the Heritage Designation Bylaws No 8118, 2019 and No 8119, 2019 are
attached as Appendix E.
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Proposed Relaxations
Nine relaxations would be required for 1002-1004 Third Avenue and 10 relaxations for
1006-1008 Third Avenue. Except for the additional FSR from the attic conversions, all
the proposed relaxations would for existing non-conformities. The proposal does not
include an increase in units and does not add floor space in a way which would
substantially alter the exterior of the buildings or increase the massing.
As the proposal includes retention and preservation of heritage assets, regularization of
existing conditions, minimal intervention, and minor impact on neighbouring properties,
staff considers the project to balance benefits to the community and the owner. Site plans
and architectural drawings demonstrating the relaxations are provided in Appendix C.
Density
A 1.51 FSR is proposed for 1002-1004 Third Avenue and 1.42 FSR for 1006-1008 Third
Avenue. This is a 0.24 and 0.20 FSR increase (20%) above the existing FSR for each lot.
The density proposed is consistent with both the OCP Land Use Designation and the
context of the Brow of the Hill Neighbourhood. Many neighbouring properties have
densities ranging from 0.45 to 2.68 FSR.
Parking
A parking relaxation is proposed for the 1002-1004 Third Avenue lot. Currently, the
residents park in tandem on the existing driveway. As tandem parking is not permitted
under the Zoning Bylaw, there is currently only one conforming parking spot for 10021004 Third Avenue. An easement would be required for access to a driveway between
the duplexes which is bisected by a property line. The City would be named in such an
easement so that it could not be discharged without approval.
Site Servicing
The proposal has been reviewed by the City’s Engineering Services Department
regarding required site servicing. The Engineering Services Memo, attached in
Appendix F, outlines the improvements that would be required to facilitate the proposed
development, including the easement as described above, and the consolidation of the
three legal lots that form the 1006-1008 Third Ave property. Such improvements would
need to be provided in accordance with City standards, as determined by the Director of
Engineering.
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CONSULTATION
Community Heritage Commission
The project proposal was reviewed by the Community Heritage Commission at their
meeting on April 10, 2019. A summary of the meeting and the commission’s feedback
was not available at the time of writing this report.
Residents’ Association
The owner presented the project proposal to the Brow of the Hill Residents’ Association
on March 11, 2019. The Resident’s Association made positive comments that renovating
the duplex attics will enhance the livability of the units and were happy that no tenants
would be evicted from the renovation process. A summary of this presentation was
prepared by the applicant and is attached to this report as Appendix G.
Public Open House
A public open house was held on site on Monday, March 11, 2019 from 5:00- 7:00pm.
Invitations to the open house were delivered two weeks in advance of the event to
properties within 100 meters of the site (approximately 410 units). Two local residents
attended the open house and one comment form was received.
REVIEW PROCESS
This project has undergone the following steps in the review process:
Application Review Stage
Application circulated to City Departments for review
Preliminary report to the Land Use and Planning Committee
Presentation to the Brow of the Hill Residents’ Association
Applicant-led Public Open House
Review by the Community Heritage Commission
Review by the Advisory Planning Commission
Proposed Next Steps:
Report to Land Use and Planning Committee and referral of
application to Council for consideration of readings
Council consideration of First and Second Reading of Bylaws
Public Hearing and Council consideration of Third Reading of Bylaws
Council consideration of Adoption of Bylaws

Date
December 4, 2018
February 4, 2019
March 11, 2019
March 11, 2019
April 11, 2019
April 16, 2019
May 6, 2019
June 10, 2019
June 24, 2019
July 8, 2019
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APPENDICES
Appendix A: Site Context Map
Appendix B: Statements of Significance and Heritage Conservation Plans
Appendix C: Proposed Site Plans and Architectural Drawings
Appendix D: Draft Heritage Revitalization Agreement Bylaw No. 8117, 2019
Appendix E: Draft Heritage Designation Bylaws No. 8118, 2019 and 8119, 2019
Appendix F: Engineering Services Memo
Appendix G: Public Consultation Summary Report
This report prepared by: Janet Zazubek, Planning Analyst
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Appendix A
Site Context Map
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1002-1004 and 1006-1008 Third Avenue, City of New Westminster
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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Appendix B
Statements of Significance and
Heritage Conservation Plans
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Heritage Conservation Plan
1002-1004 3rd Avenue, New Westminster, BC
Revised March 2019

Fig. 1: 1002-1004 3rd Avenue, New Westminster, BC, 2018. (Source: Cummer)
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1.0 Location
The twin, side-by-side, brick duplexes of 1002-1004 and 1006-1008 3rd Avenue are located in the Brow of
the Hill neighbourhood of the City of New Westminster. This is the area located between Queen’s Avenue
in the south, Stewardson Way in the west, 6th Avenue in the north and 8th Street in the east.

Fig. 2: Brow of the Hill neighbourhood, New Westminster, BC, 2018. The study site, 1002-1004 3rd Avenue is outlined
in red. (Source: City of New Westminster Map Viewer, CityViews, 2018)

Fig. 3: Aerial view of the twin duplexes located at 1002-1008 3rd Avenue at the corner of 3rd Avenue and 10th Street,
New Westminster, BC, 2018. The study site, 1002-1004 3rd Avenue is outlined in red. (Source: Google, 2018)
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2.0 Historic Brief
In 1859, the British Royal Engineers surveyed the area to become known as New Westminster, which at
the time was to be the new colonial capital of the crown colony of British Columbia (Hainsworth and
Freund-Hainsworth 2005, pp. 18-19). They overlaid a grid pattern on the natural topography of the area
parallel to the Fraser River (Mather and McDonald 1958, p. 22). The design, still present today, had the
streets running up the hill, perpendicular to the river, and the avenues across the area, parallel to the
river. The head engineer, Colonel Richard Moody, envisioned a formally planned “Garden City” with
prominent public parks and elegant wide avenues (Wolf 2005, pp. 18-20).

Fig. 4: Plan of the City of New Westminster, British Columbia, 1861, drawn by Royal Engineer Lance Corporal James
Conroy on order of Colonel R.C. Moody and printed by sapper William Oldham. (Source: Wolf 2005, p. 21)

The subject property, at 1002-1004 3rd Avenue, is located close to the area of the surveyed city that was
historically intended to be St. Andrew’s Square. This was one of several lands set aside for parks and
squares in the Royal Engineers’ plan for realising Moody’s vision of a “Garden City.” However, once it was
known that the Canadian Pacific Railway (CPR) would locate its western terminus on Burrard Inlet, New
Westminster sought a branch line to facilitate further growth of the city (Mather and McDonald 1958, pp.
97-98). It needed to raise funds, approximately $75,000, in order to pay the CPR a “cash bonus” for
constructing the branch line (Wolf 2005, p. 41). Thus, in 1885, City Council requested from the provincial
government the title to some of the land reserves so that they could be subdivided into lots and put up
for auction to raise the necessary funds. This included the area of St. Andrew’s Square (ibid., p. 40).
The auction was held in 1886 and was a huge success, raising the funds needed for the branch railway. It
also garnered substantial media attention for its associated controversy that many residents of New
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Westminster felt that selling the public parks would rob the city of its “royal” design and devalue their
property (Wolf 2005, p. 41). However, in reality, the decision to invest in a branch line brought immense
public and private development to New Westminster for the subsequent decade, until the Great Fire of
1898.
“Over $3 million was spent on construction of new commercial, institutional and residential buildings
between 1887 and 1892” (Wolf 2005, p. 55). In 1888 to 1889, it was decided to expand the city’s
boundaries to include all the suburban blocks laid out by the Royal Engineers, including Sapperton,
Queensborough and the area today known as Brow of the Hill (Hainsworth and Freund-Hainsworth 2005,
pp. 42-43). Between 1889 and 1890 City Council approved the establishment of waterworks in these
neighbourhoods, establishing electrical utilities and proceeding with a street improvement program.
Streets were graded and sidewalks installed. The numbered streets and avenues also replaced most of
the street names on the original 1860s plan. By 1892, the city now extended up to 10th Avenue, as
outlined in Map 617 in Fig. 5 below. The subject property was originally on a street called Pelham Street,
until it was changed in 1892 to the current 3rd Avenue, at the corner of 10th street, originally known as St.
Andrew’s Street (NWPL 2004).

Fig. 5: City of New Westminster, BC, 1892, illustrating the expanded form of the city in the same year as the captioned
site’s construction and prior to the 1898 fire. The approximate location of 1002-1008 3rd Avenue is demarcated in
red. (Source: City of Vancouver Archives, Map 617)

In Colonel Moody’s original plan for the City of New Westminster, the area west of Eighth Street was
intended to be a working-class neighbourhood (Sleath 1990, p. 8). Originally referred to as the west end,
it became known as Brow of the Hill after World War II (Hainsworth and Freund-Hainsworth 2005, p. 42).
This area was one of the city’s first suburban areas (Sleath 1990, p. 227), with smaller, less grand homes
then in Albert Crescent or Queen’s Park, which were intended for upper-class residences (Hainsworth and
Freund-Hainsworth 2005, p. 42). This character is reflected in the occupations held by the residents of
1002-1004 3rd Avenue over the years, such as the various carpenters, contractors, engineers and
longshoremen who occupied the house (VPL 1892 to 1955).
As outlined in the “Historical Context Statement” for the Brow of the Hill neighbourhood:
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Brow of the Hill is valued for its singularity as a neighbourhood of New Westminster, derived
from its location, geography, cultural and visual diversity, working class history and
association with industry in the city.
Brow of the Hill is significant for its geographical location, stretching uphill from the Fraser
River and culminating the ‘brow,’ the highest part of a hill where the ground begins to flatten
out. Within this geographic scope is a neighbourhood of diversity, variety and contrast.
As one of New Westminster’s earliest residential neighbourhoods, Brow of the Hill is
significant for its working class history and the architecture that supported it. Early single
family homes, some dating back to the 1880s, housed people who held a variety of blue collar
jobs and professions, yet the area is also home to many larger dwellings of prominent New
Westminster residents. As the working population grew, areas of apartments emerged and
larger homes were divided into multiple dwelling units.
(DCD 2016, p. 4)
The houses are located in the heart of the Brow of the Hill neighbourhood across the street from the
iconic Arnie’s Grocery store, considered “representative of a number of still-existing corner stores” in the
area (DCD 2016, p. 6). The twin duplexes were completed in 1892, which was an important year for the
area, as mentioned above, when “streets were cleared and graded, and 167 dwellings were connected to
water and electrical systems” (DCD 2016, p. 7).
Between 1891 and 1892, the Westminster and Vancouver Tramway Company, which was taken over
the BC Electric Railway (BCER) shortly thereafter, “began and finished a rail network within the city,
spurring further growth and civic pride” (Hainsworth and Freund-Hainsworth 2005, p. 140). Through the
1890s, the BCER installed and ran interurban railway tracks along Twelfth Street, making the west end
accessible not only internally via the streetcar system, but also an important stop on the train route to
Vancouver (ibid.). By 1906, the larger remaining land parcels in the Brow of the Hill neighbourhood were
subdivided into smaller building lots and another wave of residential development occurred, the results
of which are distinctly visible in the 1912 Goad Fire Insurance Map of the area (Figs. 6 and 7 below).
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Fig. 6: Goad Fire Insurance Map of City of New Westminster, BC, 1912. The immediate neighbourhood of 1002-1004
and 1006-1008 3rd Avenue is outlined in red and examined in greater detail in Fig. 7 below. (Source: City of Vancouver
Archives, Map 342c Plate 120)

Fig. 7: Goad Fire Insurance Map of City of New Westminster, BC, 1912. 1002-1004 and 1006-1008 3rd Avenue are the
two pink structures near the middle of the figure. (Source: CVA 1972-472.07 Map 342c Plate 120)
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3.0 Statement of Significance
The following Statement of Significance was prepared by Leslie Gilbert, Heritage Consultant, July 2018.
3.1 Description of Historic Place
The building at 1002 – 1004 Third Avenue consists of a two storey residential duplex. Built in the
Victorian style of architecture, it is distinguished by its brick exterior and symmetrical façade with cross
gable at each end of the house. The residence is located at the southwest corner of Third Avenue
and Tenth Street in the Brow of the Hill neighbourhood uphill from the historic commercial core of New
Westminster.
3.2 Heritage Value of Historic Place
The two identical brick duplexes addressed at 1002 - 1004 and 1006 – 1008 Third Avenue are one of the
few remaining examples from this era of side by side “double” houses. They are also unique in New
Westminster as residential buildings constructed entirely of brick. The building at 1002 – 1004 Third
Avenue has heritage value for its aesthetic, historic and social significance.
Aesthetic Significance
The residence at 1002-1004 Third Avenue is valued for its representation of the Victorian architectural
style, exemplified by its symmetrical façade, peaked gable roof and columnar front porch. The brick
duplexes were designed by the American architect Arlen H. Towle, who also designed three prominent
commercial brick buildings on Columbia Street, all of which were destroyed in the Great Fire of 1898. The
brick duplexes on Third Avenue are the only remaining buildings designed by Towle in New Westminster.
Although the exterior brick on the house was covered in stucco at some point, no significant alterations
have occurred to the building over time. The historic place therefore retains its original form and massing
and historic relationship to the street. The building at 1002 – 1004 Third Avenue has further aesthetic
value for its contribution to the cohesive historic streetscape of the south side of the 1000 block Third
Avenue.
Historic Significance
Built in 1892, the building has historic value for its longevity and association with the early development
of the Brow of the Hill neighbourhood in the early 1890s. This area was identified in Colonel Moody’s plan
for the City of New Westminster as a working class neighbourhood, as reflected in its small lots and
modest housing. The subject property was located adjacent to St. Andrews Square, a large area set aside
in Moody’s plan as a public park. In 1886, the Square was apportioned into lots and auctioned for
development, fueling growth in the neighbourhood. In 1892, when the subject property was being
constructed, there was only one other house on the block (at 1021 Third Avenue).
Social Significance
The residence also has social value for its contribution to the identity of the Brow of the Hill
neighbourhood. For several years after it was constructed, the residence at 1002 – 1004 Third Avenue
was vacant as it was considered to be on the periphery of the city and received minimal servicing.
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Industrialization of the North Arm of the Fraser River attracted shipyard and factory workers to the area,
as reflected in the occupations of early working class residents of the duplex, such as carpenter, electrician
and lumberman. The subject building is associated with two well known local building contractors, David
Bain (also an alderman) and William Turnbull.
This well preserved brick “double” house contributes to a unique sense of time and place and provides a
cultural window into the past that is valued by the community.
3.3 Character Defining Elements
Key elements that define the heritage character of the brick residence at 1002 – 1004 Third Avenue
include:
•
•

Part of a grouping of Victorian and Edwardian residences on the south side of the 1000
block of Third Avenue; properties slope to the southwest towards the Fraser River
Residential scale and massing as expressed by two side-by-side residential units with a height of
two storeys presenting to the street and a partial basement

•

Rectangular form and massing with a symmetrical front façade; balanced placement of windows
accentuated by a central entry porch with recessed stoop and projecting portico. Front doors (not
original) with upper transom windows

•

Victorian architectural elements, including an overall symmetrical design with columned entry
portico and decorative wooden trim under cornice

•

Cross gable roof at each end of two units with steeply pitched peaked roofs

•

Prominent upper cornice and bargeboard with returns

•

Masonry construction consisting of pressed brick covered with plaster and smoothed into a flat
finish. Mortar-clad brick window lintels and sills. Painted finish throughout.

•

Double hung, one-over-one wood sash windows with horns throughout

•

Small grassed yard area in front, duplex situated close to street
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4.0 Research Findings
Civic address: 1004 Third Avenue (Land)
PID: 013-368-800
Legal Plan: NWP 2620
Legal Description: Lot 1, New West District, Plan NWP2620 Suburban Block 5
Zoning: Single Detached/RS-1
Neighbourhood: Brow of the Hill
Date of construction: 1892
Architect: A. H. Towle
Contractor: David Bain
The following table is a consolidated summary of residents of 1002-1004 3rd Avenue, as determined from
the available city directories for New Westminster.
Table 1: Consolidated list of residents of 1002-1004 3rd Avenue (BC Archives Library and Vancouver Public Library).
Year(s)

Address

1892

1002

Hopkins, Miss Mary

Domestic, beds and rooms at 1002 3rd av.

1002

Turnbull, William

Contractor and builder

1004

Mowbray, Thos

Carpenter

1004

McGillivray, Neil

Retired

Name(s)

Occupation (if listed)

1894

1002-8

Vacant houses

N/A

1895

1002

Vacant house

N/A

1004

Slack, Enoch

Carpenter

[1896 to 1937: Available directories do not have a searchable street directory section for New Westminster]
1938

1940

1945

1950

1955

1002

Mayers, Robert E (Irene J)

Engineer

1004

Johnston, Robert

Retired

1002

Bailey, Harry J (Irene G)

Longshoreman

1004

Johnston, Robert

Retired

1002

Bailey, Clif A (Gertrude)

Longshoreman

1004

Johnston, Robert

Retired

1002

Bailey, Clif A (Gertrude)

Longshoreman

1004

Janik, Stan (Mary V)

Electrician, Crown Zellerback

1002

Janik, Emil (Mary)

Operator, Crown Zellerbach

1004

Janik, Stan (Mary V)

Electrician, Crown Zellerback
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Table 1 (continued).
Year(s)

Address

1956-1957

1002

Janik, Mrs Mary

1004

Vacant

1002

Musgrove, Monte R
(Yvette)

Millworker, Westminster Paper

Martin, Miss Myrtle C

Saleswoman, Mc & Mc

1004

Stewart, Carl A (Helen I)

Salesman, EJ Ferguson

1002

Kvam, Mrs Beverley

Not listed

1004

Prossick, Mrs Margaret

Not listed

1002

No return

N/A

1004

No return

N/A

1002

Rogers, Shawn

Employee, Mikes Auto Body

1004

Harks, Marty & Rene

Employee, Nalley’s

1002

Herring, S.

Not listed

1004

Torney, R.

Not listed

1002

Fors, Calvin

Not listed

1004

Moller, J.

Not listed

1958

1970

1977

1979-1980

1985

1992

Name(s)

Occupation (if listed)
Millworker, CW Lbr
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5.0 Archival Photographs

Fig. 8: Eastern corner of 1002 3rd Avenue, 1974. (Source: NWA BCZ 22)

Fig. 9: Northern east façade of 1002 3rd Avenue, 1974. (Source: NWA BCZ 22)
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Fig. 10: Front façade of 1002-1004 3rd Avenue, 1974. (Source: NWA BCZ 22)

Fig. 11: Western corner of 1002 3rd Avenue, 1974. (Source: NWA BCZ 22)
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Figs. 12 and 13: Front façade detail shots of 1002 3rd Avenue, 1974. (Source: NWA BCZ 22)

Fig. 14: Front façade of 1002-1004 3rd Avenue, 1981. (Source: NWA “The Living City” Series, Roll 17, #18A)

Page 37 of 263

6.0 Current Photographs

Fig. 15: Front and partial northeastern view of 1002-1004 3rd Avenue, 2018. (Source: Cummer)

Fig. 16: Front and partial west view of 1002-1004 3rd Avenue, 2018. (Source: Cummer)
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7.0 Conservation Objectives
1002-1004 3rd Avenue will remain on its original site, at the corner of 3rd Avenue and 10th Street, continuing
with its residential use. Skylights will be added to the roof to facilitate a usable and liveable space in the
attic. However, as designed, these should not be visible from the street level and should not impact the
look of the house. The proposed work does not affect the Heritage Values nor the Character Defining
Elements of this historic place.
Preservation, Restoration and Rehabilitation are the conservation objectives for the building.
As defined by the Standards and Guidelines for the Conservation of Historic Places in Canada (2nd edition):
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.

(Canada’s Historic Places 2010, p. 255)
Specifically, preservation and restoration of the windows, restoration of the front porches and
rehabilitation of the unfinished attics by adapting them into living spaces.

Fig. 17: Sections BB & CC of proposed work on the duplexes at 1002-1004 3rd Ave. (Source: Billard Architecture)
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Fig. 18: Roof plan of proposed work on the duplexes at 1002-1004 3rd Avenue, 2017. (Source: Billard Architecture)

8.0 Building Description
The duplex located at 1002-1004 3rd Avenue is one of two twin purpose-built duplexes from 1892 at the
corner of 3rd Avenue and 10th Street in the Brow on the Hill Neighbourhood of New Westminster. It is a
two-storey brick building that has been stuccoed and painted for at least 45 years. In recent decades, the
building has been painted in a colour scheme that differentiates the units. The left-hand side (unit 1002)
has been painted white and the right-hand side (1004) has been painted a cream colour. The house is
symmetrical from the front with a small shared porch in the centre providing coverage over the building’s
entrances. There is simple, subtle ornamentation on the porch’s trim in an Italianate style. The front porch,
in particular, is a very important element of the building. This house, and its neighbouring twin, are two
of the few remaining examples of 19th century duplexes in the area.
9.0 Condition Assessment
Overall, the building is in good condition. However, there are a few areas needing attention.

Page 40 of 263

9.1 Structure
The exterior of the duplex at 1002-1004 3rd Avenue appears to be in good condition. This duplex does not
have a basement, unlike its neighbour. However, both were built on stone and concrete foundations and
are constructed of brick walls.
9.2 Foundations and Masonry
Overall, the condition of the walls and building envelope, from roof to foundation, appears to be good
and having aged well. Fortunately, there is no evidence of water in the bricks or behind the stucco.
There do not appear to be any bricks spalling, nor have any been removed or with mortar missing.

Fig. 19: Back view of 1002-1004 3rd Avenue, showing its back porch, 2018. (Source: Zysblat)
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Figs. 20 and 21: The foundations of 1002 3rd Avenue and the area beneath its back porch, 2018. (Sources: Zysblat)

Fig. 22: The back view and foundations of 1004 3rd Avenue, 2018. (Source: Zysblat)

9.3 Wood Elements
The structural timber elements, internal framing of the roof and floors, cannot be easily viewed but the
form of the building is true to the eye and there is no evidence of failure inside the attic spaces. However,
the visible and/or exterior wood elements of the porches, windows, stairs and railings, are all in need of
some repair and/or maintenance, as discussed in the relevant sections below. The front porch
columns both have rotted sections at the base.
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9.4 Roofing and Waterworks
Overall, the roof of the house is in good condition and the gutters appear to be in good operation.
According to the current owner, the roofing was redone in the last five years (c. 2013) and the gutters in
the last two years (c. 2016). The roof tiles were originally likely tin shingles, which have since been covered
in standard asphalt shingles for decades.

Fig. 23: The front view of the roof of 1002-1004 3rd Avenue, 2018. (Source: Zysblat)

Fig. 24: The back view of the roof of 1002-1004 3rd Avenue, 2018. (Source: Zysblat)

The front porch was not redone at the same time as the main roof. This roof needs
replacement. There is organic growth and build up on the roof that will continue to worsen if not
addressed.
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Fig. 25: The shared porch 1002-1004 3rd Avenue, 2018. (Source: Zysblat)

Figs. 26 and 27: The left- and right-hand sides of the porch roof of 1002-1004 3rd Avenue, 2018. (Sources: Zysblat)

Figs. 28 and 29: The left- and right-hand sides of the poured concrete entrance to the front porch of 1002-1004 3rd
Avenue, with its wooden columns also visible, 2018. (Sources: Zysblat)
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The roof of the back porch is in poor condition, in fact much worse than the front. It is warping with
possibly some water leaking through. The plywood soffit of the back-porch roof is coming off and much
of the material is cracking and peeling.

Figs. 30 and 31: The left- and right-hand sides of the back porch of 1002-1004 3rd Avenue, showing its deteriorating
roof, 2018. (Sources: Zysblat)

Fig. 32: The gutter and downspout off of the roof of the back porch of 1002-1004 3rd Avenue, 2018. Although the
water system appears to be in good shape, the stucco is damaged along the downspout line, revealing the
original brick face. (Source: Zysblat)

8.5 Chimneys
As confirmed by the historical photographs, both sides of the duplex originally had two chimneys each.
One tall, prominent one on either side of the outer edge of the building’s roof plane and one smaller
one at the back, above the kitchen gables. All four of this duplex’s chimneys are still intact, in fair
condition,
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although with some updates and alterations to them over time. For example, by the 1970s, both of the
front chimneys had already been rebuilt in concrete and were missing their corbelled chimney caps. The
front chimney of 1002 appears to have been completely rebuilt in concrete, while the front chimney of
1004 appears to retain the majority of its original brick. This is similarly the case for the smaller back
chimneys that also retain their red bricks. All of these chimneys today, have single concrete chimney pots
on top, but not their corbelled chimney caps, which were a part of their original design in 1892.

Figs. 33 and 34: A front and back view of the two chimneys of 1002 3rd Avenue, 2018. (Sources: Zysblat)

Figs. 35 and 36: A front and back view of the two chimneys of 1004 3rd Avenue, 2018. The partial reconstruction of
the front chimney in concrete is distinctly visible, as is the original red brick present with both. (Sources: Zysblat)

9.6 Windows and Doors
It appears that all of the windows (their frames, sashes and hardware) are the original ones from
1892 with some in better condition than others. Over the years, some repair interventions have been
carried out on them, however, several are lacking paint on the exterior or have failing, cracking
paint finishes and several window frames are showing signs of deterioration. All of the lintels and
sills are brick with a mortar coating over them. According to the owner, it has been about ten years
(c. 2008) since the last time any work was carried out on the windows. Many of them, in particular
their sills and frames, are damaged, having been exposed to the elements and not repaired or
painted for a long time. Overall, the windows range from fair to good. See repair schedule on page
28.
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As for the front doors, they are not original to 1892, which, based on the earliest archival photo
and trends in Victorian door design, featured a single light taking up the majority of the door plane,
rather than the current smaller three stepped windows. The current doors have been present for
decades (at least since the 1970s, as visible in the archival photographs), and are likely from the 1940s
or 1950s as per their design, which was common in the mid-20th century. Overall, the doors are in
good condition and should be preserved.

Figs. 37 and 38: Two windows from 1002 3rd Avenue showing various signs of decay, 2018. (Sources: Zysblat)

Fig. 39 (left): An interior view of one of the windows in 1002 3rd Avenue, 2018. (Source: Zysblat)
Fig. 40 (right): The front doors of 1002-1004 3rd Avenue, 2018. (Source: Cummer)

9.7 Cladding and Trimwork
1002-1004 3rd Avenue, unlike its neighbouring twin duplex, had its original brickwork covered in stucco,
at some point in the 20th century. This cladding has been somewhat well maintained, although
unavoidably overtime such treatment begins to wear. There are minor areas where the stucco is
cracked or detaching such as on the eastern side elevation. However, overall, it is in good condition.
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The stucco on this eastern elevation has cracks in it

Fig. 41: Eastern and partial front view of 1002 3rd Avenue, 2018. (Source: Zysblat)

As for the wood trimwork, the fascia boards and their returns and mouldings are all in good condition.

Fig. 42: Front view of the trimwork of 1002-1004 3rd Avenue, 2018. (Source: Cummer)
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9.8 Finishes
The finishes of the duplex are in good to fair condition with only a few areas requiring some attention.
As addressed below, the white and cream exterior paint colours are not the ideal exterior body
colours for a Victorian building. Currently, in addition to the exterior exhibiting visible dirt and grime,
there are certain areas that are cracking and peeling as well, especially around the back porch.

Figs. 43 and 44: Samples of the deteriorating finishes of 1002-1004 3rd Avenue, 2018. (Sources: Zysblat)

9.9 Landscaping
The landscaping on site is fairly modest. However, there are certain plantings that are growing too close
to the structure which pose potential for damage to the foundations.

Figs. 45 and 46: Views of landscaping planted close to building at 1002-1004 3rd Ave 2018. (Sources: Zysblat)
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10.0 Recommended Conservation Procedures
10.1 Structure – Preservation
•

The main two-storey two-gabled structure will be preserved.

10.2 Foundations and Masonry – Preservation and Restoration
•

Preserve foundations. Monitor for any cracks, signs of water or movement. The brick
foundations of the back porch, should be checked and repaired, as part of a complete
reconstruction of the back porch.

10.3 Wood Elements – Preservation and Restoration
•

All wood elements should be preserved where possible
and restored (repaired, maintained or replaced inkind), as needed.

•
•

Front porch columns:
Replace front porch columns in-kind with square wood
columns measuring precisely 5.5" x 5.5" as per the
original columns.
Restore missing middle column
Restore decorative moulding near top of all three
columns as per the moulding on the pilasters, and on
1006-1008 3rd Avenue

•
•

10.4 Roofing and Waterworks – Restoration and Rehabilitation
•
•

The roofing of both the front and back porches need replacement.
The front porch roof should be replaced with torch-on on the flat portion and shingles
on the sides, as per 1906 archival photo.

10.5 Chimney – Restoration
•

A close examination of the surviving chimneys was not possible. They should be assessed further
by a professional mason at the time of the attic units construction, to determine if they need
repointing, repair and/or replacement.

•

If and when chimneys are replaced or rebuilt - tall brick chimneys with corbelled caps
should be restored as per 1906 archival photo.

10.6 Windows and Doors – Preservation and Rehabilitation
•

The windows of 1002-1004 3rd Avenue are the original 1892 windows and should be preserved
and restored where needed. The front and back doors should be preserved.
See repair schedule on next page
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Window and door repair schedule:
windows 1 and 2 (1002 3rd Avenue):
two ground floor windows, eastern side elevation - replace rotted bottom frame sections (sub sills) by completely
removing them and installing new sub sills. scrape down window sashes and frames, sand, prep, caulk and repaint
in high-gloss finish. Scrape, sand and reapply mortar finish on windows sills where missing.
windows 3 and 4 (1002 and 1004 3rd Avenue):
two second floor windows above back porch, southern rear elevation - scrape down windows sashes and frames,
sand, prep, caulk and repaint in high-gloss finish. Scrape, sand and reapply mortar finish on windows sills where
missing.
windows 5 and 6 (1004 3rd Avenue):
one ground floor and one second floor window in rear extension, southern rear elevation. As per windows 3 and 4.
windows 7, 8 and 9 (1004 3rd Avenue):
all three ground floor windows on the western side elevation. As per windows 3 and 4.
back door (1002 3rd Avenue):
scrape down sand, prep, caulk and repaint in high-gloss finish.

• Approved optional preservation treatment: Storm Windows
A measure to allow for better protection of the windows is to install
exterior wood storm windows on all of the windows. An appropriate
storm window style should be a wood frame of single pane, single light glass
and of similar sash dimension to the window sash itself, to minimise the
visual impact on the building and to allow the windows to continue to be visible
on the exterior (see photo - right) and link below:
https://www.vancouverheritagefoundation.org/wp-content/
uploads/2016/11/HERG-Storm-Window-criteria-Nov-23-2016.pdf

10.7 Cladding and Trimwork – Preservation
•

The fascia boards with their decorative moulding and returns should be preserved. Any work
being done at the roofs or gable should not remove this unique feature.

10.8 Finishes – Preservation and Restoration
•
•
•
•

•

Preserve stucco cladding
A qualified mason with experience in stucco repair on historic building should be used to
remediate the areas where the stucco is cracked, failing, missing or showing signs of moisture
ingress - specifically on the eastern elevation of 1002 3rd Avenue and all around the back porch.
Paint: Based on the historical photographs available, in 1906, the 1970s and the 1980s, these
buildings were painted in a single colour, however the current owners have treated each house
in two different colours. Both approaches are legitimate.
The current colour scheme should be changed when repainting (within 3-5 years) to a historically
appropriate colour scheme inspired by the 1890s trend of dark exteriors, incorporating a
combination of historical colours from the Benjamin Moore Historical True Colours Palette (VHF
2012), following a three-colour exterior scheme: a dark or medium tone body colour (V17-V35), a
dark or medium tone trim colour (V17-V35) lintels, sashes, facia and porch elements; and a dark
or medium tone sash and door colour (V17-V35).
Follow Master’s Painters’ Institute, Repainting Manual procedures, including removing loose paint
down to next sound layer (not bare brick), clean surface with mild TSP solution with gentlest means possible
and rinse with clean water; do not use power-washing.
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10.9 Landscaping
•
•

The foliage should be trimmed and moved at least 1' away from the house to avoid further
damage to both the foundations and the building’s finishes.
To estimate the safe planting distance from the side of the structure, take half of a
plant's 'final width' and add a foot.

11.0 Proposed Alterations and Future Changes
11.1 Proposed Alterations
The major proposed change to this house is the introduction of the skylights in the attic to allow for a
usable and livable space in the attic. This alteration does not affect the visible design of the building, as
viewed from the street level and is a fairly minor intervention on the structure overall. The proposed
change is considered a reasonable intervention given generally accepted conservation standards,
rehabilitation needs and restricted site conditions. The proposed change does not affect the Heritage
Values and Character Defining Elements of the building.
11.2 Future Changes
Changes to the building’s configuration, particularly any additions, should be carefully considered for
minimal effect on the Heritage Values as embodied in the Character Defining Elements (CDEs) listed in the
building’s Statement of Significance (section 3.0 above).
12.0 Maintenance Plan
Following completion of the outlined conservation work, 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 the acceptable level or condition to which the heritage building is maintained
through the Heritage Maintenance Bylaw (CCNW 2018). As with the Heritage Conservation Plan, the
maintenance standards apply only to the exterior of the building.
As general upkeep is frequently overlooked and will lead to the deterioration of heritage resources,
maintenance standards warrant special attention to help to extend the physical life of a heritage asset.
Any building should be kept in a reasonable condition so it continues to function properly without
incurring major expenses to repair deterioration due to neglect. The most frequent source of
deterioration problems is from poorly maintained roofs, rainwater works and destructive pests.
It is important to establish a maintenance plan using the information below:
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12.1 Maintenance Checklist
a. Site
•

Ensure site runoff drainage is directed away from the building.

•

Maintain a minimum 1-ft clearance between vegetation and building face and a 12-inch-wide
gravel strip against the foundation in planted areas.
Do not permit vegetation (such as vines) to attach to the building.

•

b. Foundation
•
•
•
•

Review exterior and interior foundations, where visible, for signs of undue settlement,
deformation or cracking.
If encountered, seek advice from a professional Engineer, immediately.
Ensure perimeter drainage piping is functional.
Arrange a professional drainage inspection every three to five years.

c. Masonry
•
•

Review structural integrity for deformation, leaning, cracked or spalling bricks.
If encountered seek advice from a professional Engineer, as this may be related to a foundation
problem and should be addressed.

d. Wood Elements
•
•
•

•

•

Maintaining integrity of the exterior wood elements is critical in preventing water ingress into
the building. Annual inspection of all wood elements should be conducted.
Closely inspect highly exposed wood elements such as porches, railing and stairs for
deterioration. Anticipate replacement in kind of these elements every 10 to 15 years.
Any signs of deterioration should be identified and corrective repair/replacement action carried
out. Signs to look for include:
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 (such as moss or moulds) or infestations (such as
carpenter ants);
o Animal damage or accumulations (such as chewed holes, nesting, or bird/rodent
droppings). These should be approached using Hazardous Materials procedures; and
o Signs of water ingress (such as rot, staining or mould).
Paint finishes should be inspected every three to five years and expect a full repainting every
seven to ten years. Signs to look for include:
o Bubbling, cracks, crazing, wrinkles, flaking, peeling or powdering; and
o Excessive fading of colours, especially dark tones.
Note all repainting should be as per the recommended historic colours in section 10.8 above.
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e. Windows and Doors
•
•
•
•

Replace cracked or broken glass as it occurs.
Check satisfactory operation of windows and doors. Poor operation can be a sign of building
settlement distorting the frame or sashes or doors may be warped.
Check condition and operation of hardware for rust or breakage. Lubricate annually.
Inspect weather stripping for excessive wear and integrity.

f.

Roofing and Rainwater Works

•

Inspect roof condition every five years, in particular 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; and
o Flashings functioning properly to shed water down slope, especially at the chimneys.
Remove roof debris and moss with gentle sweeping and low-pressure hose.
Plan for roof replacement at around 18 to 22 years.
Annually inspect and clean gutters and flush out downspouts. Ensure gutters positively slope to
downspouts to ensure there are no leaks or water splashing onto the building.
Ensure gutter hangers and rainwater system elements are intact and secure.
Ensure downspouts are inserted into collection piping stub-outs at grade and/or directed away
from the building onto concrete splash pads.

•
•
•
•
•

g. General Cleaning
•
•
•
•
•

The building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from the ground.
Cleaning prevents build up 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 the gentlest means possible, such as soft bristle brush and lowpressure hose. Use mild cleaner if necessary, such as diluted TSP or Simple Green ©.
Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking
and wood elements and it will drive water in wall assemblies and lead to larger problems.
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Heritage Conservation Plan
1006-1008 3rd Avenue, New Westminster, BC
Revised March 2019

Fig. 1: 1006-1008 3rd Avenue, New Westminster, BC, 2018. (Source: Cummer)
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1.0 Location
The twin, side-by-side, brick duplexes of 1002-1004 and 1006-1008 3rd Avenue are located in the Brow of
the Hill neighbourhood of the City of New Westminster. This is the area located between Queen’s Avenue
in the south, Stewardson Way in the west, 6th Avenue in the north and 8th Street in the east.

Fig. 2: Brow of the Hill neighbourhood, New Westminster, BC, 2018. The study site, 1006-1008 3rd Avenue is outlined
in red. (Source: City of New Westminster Map Viewer, CityViews, 2018)

Fig. 3: Aerial view of the twin duplexes located at 1002-1008 3rd Avenue at the corner of 3rd Avenue and 10th Street,
New Westminster, BC, 2018. The study site, 1006-1008 3rd Avenue is outlined in red. (Source: Google, 2018)
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2.0 Historic Brief
In 1859, the British Royal Engineers surveyed the area to become known as New Westminster, which at
the time was to be the new colonial capital of the crown colony of British Columbia (Hainsworth and
Freund-Hainsworth 2005, pp. 18-19). They overlaid a grid pattern on the natural topography of the area
parallel to the Fraser River (Mather and McDonald 1958, p. 22). The design, still present today, had the
streets running up the hill, perpendicular to the river, and the avenues across the area, parallel to the
river. The head engineer, Colonel Richard Moody, envisioned a formally planned “Garden City” with
prominent public parks and elegant wide avenues (Wolf 2005, pp. 18-20).

Fig. 4: Plan of the City of New Westminster, British Columbia, 1861, drawn by Royal Engineer Lance Corporal James
Conroy on order of Colonel R.C. Moody and printed by sapper William Oldham. (Source: Wolf 2005, p. 21)

The subject property, at 1006-1008 3rd Avenue, is located close to the area of the surveyed city that was
historically intended to be St. Andrew’s Square. This was one of several lands set aside for parks and
squares in the Royal Engineers’ plan for realising Moody’s vision of a “Garden City.” However, once it was
known that the Canadian Pacific Railway (CPR) would locate its western terminus on Burrard Inlet, New
Westminster sought a branch line to facilitate further growth of the city (Mather and McDonald 1958, pp.
97-98). It needed to raise funds, approximately $75,000, in order to pay the CPR a “cash bonus” for
constructing the branch line (Wolf 2005, p. 41). Thus, in 1885, City Council requested from the provincial
government the title to some of the land reserves so that they could be subdivided into lots and put up
for auction to raise the necessary funds. This included the area of St. Andrew’s Square (ibid., p. 40).
The auction was held in 1886 and was a huge success, raising the funds needed for the branch railway. It
also garnered substantial media attention for its associated controversy that many residents of New
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Westminster felt that selling the public parks would rob the city of its “royal” design and devalue their
property (Wolf 2005, p. 41). However, in reality, the decision to invest in a branch line brought immense
public and private development to New Westminster for the subsequent decade, until the Great Fire of
1898.
“Over $3 million was spent on construction of new commercial, institutional and residential buildings
between 1887 and 1892” (Wolf 2005, p. 55). In 1888 to 1889, it was decided to expand the city’s
boundaries to include all the suburban blocks laid out by the Royal Engineers, including Sapperton,
Queensborough and the area today known as Brow of the Hill (Hainsworth and Freund-Hainsworth 2005,
pp. 42-43). Between 1889 and 1890 City Council approved the establishment of waterworks in these
neighbourhoods, establishing electrical utilities and proceeding with a street improvement program.
Streets were graded and sidewalks installed. The numbered streets and avenues also replaced most of
the street names on the original 1860s plan. By 1892, the city now extended up to 10th Avenue, as
outlined in Map 617 in Fig. 5 below. The subject property was originally on a street called Pelham Street,
until it was changed in 1892 to the current 3rd Avenue, at the corner of 10th street, originally known as St.
Andrew’s Street (NWPL 2004).

Fig. 5: City of New Westminster, BC, 1892, illustrating the expanded form of the city in the same year as the captioned
site’s construction and prior to the 1898 fire. The approximate location of 1002-1008 3rd Avenue is demarcated in
red. (Source: City of Vancouver Archives, Map 617)

In Colonel Moody’s original plan for the City of New Westminster, the area west of Eighth Street was
intended to be a working-class neighbourhood (Sleath 1990, p. 8). Originally referred to as the west end,
it became known as Brow of the Hill after World War II (Hainsworth and Freund-Hainsworth 2005, p. 42).
This area was one of the city’s first suburban areas (Sleath 1990, p. 227), with smaller, less grand homes
then in Albert Crescent or Queen’s Park, which were intended for upper-class residences (Hainsworth and
Freund-Hainsworth 2005, p. 42). This character is reflected in the occupations held by the residents of
1006-1008 3rd Avenue over the years, such as the various clerks, employees, mechanics and sales staff
who occupied the house (VPL and BC Archives).
As outlined in the “Historical Context Statement” for the Brow of the Hill neighbourhood:
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Brow of the Hill is valued for its singularity as a neighbourhood of New Westminster, derived
from its location, geography, cultural and visual diversity, working class history and
association with industry in the city.
Brow of the Hill is significant for its geographical location, stretching uphill from the Fraser
River and culminating the ‘brow,’ the highest part of a hill where the ground begins to flatten
out. Within this geographic scope is a neighbourhood of diversity, variety and contrast.
As one of New Westminster’s earliest residential neighbourhoods, Brow of the Hill is
significant for its working class history and the architecture that supported it. Early single
family homes, some dating back to the 1880s, housed people who held a variety of blue collar
jobs and professions, yet the area is also home to many larger dwellings of prominent New
Westminster residents. As the working population grew, areas of apartments emerged and
larger homes were divided into multiple dwelling units.
(DCD 2016, p. 4)
The houses are located in the heart of the Brow of the Hill neighbourhood across the street from the
iconic Arnie’s Grocery store, considered “representative of a number of still-existing corner stores” in the
area (DCD 2016, p. 6). The twin duplexes were completed in 1892, which was an important year for the
area, as mentioned above, when “streets were cleared and graded, and 167 dwellings were connected to
water and electrical systems” (DCD 2016, p. 7).
Between 1891 and 1892, the Westminster and Vancouver Tramway Company, which was taken over
the BC Electric Railway (BCER) shortly thereafter, “began and finished a rail network within the city,
spurring further growth and civic pride” (Hainsworth and Freund-Hainsworth 2005, p. 140). Through the
1890s, the BCER installed and ran interurban railway tracks along Twelfth Street, making the west end
accessible not only internally via the streetcar system, but also an important stop on the train route to
Vancouver (ibid.). By 1906, the larger remaining land parcels in the Brow of the Hill neighbourhood were
subdivided into smaller building lots and another wave of residential development occurred, the results
of which are distinctly visible in the 1912 Goad Fire Insurance Map of the area (Figs. 6 and 7 below).
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Fig. 6: Goad Fire Insurance Map of City of New Westminster, BC, 1912. The immediate neighbourhood of 1002-1004
and 1006-1008 3rd Avenue is outlined in red and examined in greater detail in Fig. 7 below. (Source: City of Vancouver
Archives, Map 342c Plate 120)

Fig. 7: Goad Fire Insurance Map of City of New Westminster, BC, 1912. 1002-1004 and 1006-1008 3rd Avenue are the
two pink structures near the middle of the figure. (Source: CVA 1972-472.07 Map 342c Plate 120)
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3.0 Statement of Significance
The following Statement of Significance of 1006-1008 3rd Avenue was prepared by Leslie Gilbert, Heritage
Consultant, July 2018.
3.1 Description of Historic Place
The historic place consists of a two storey plus partial basement residential building comprised of two side
by side units. It is distinguished by its masonry construction, symmetrical façade with recessed entry porch
and steeply pitched roofline. The residence is located on the south side of Third Avenue near the
intersection of Tenth Street in the Brow of the Hill neighbourhood and uphill from the historic commercial
core of New Westminster.
3.2 Heritage Value of Historic Place
1006 – 1008 Third Avenue has heritage value for its aesthetic, historic and social significance. It is
recognized as a unique property due to its built form (duplex), construction material (masonry)
and architect (Arlen Towle).
Aesthetic Significance
Together with the identical brick duplex at 1002-1004 Third Avenue, these buildings are one of the few
remaining examples from this era of a side by side “double” house. They are unique in New Westminster
as residential buildings constructed entirely of brick. 1006-1008 Third Avenue is valued for its
representation of the Victorian architectural style, exemplified by its symmetrical façade, peaked gable
roof and columnar front porch. The brick duplexes were designed by the American architect Arlen H.
Towle, who also designed three prominent commercial brick buildings on Columbia Street, all of which
were destroyed in the Great Fire of 1898. The brick duplexes on Third Avenue are the only remaining
buildings designed by Towle in New Westminster. No significant alterations have occurred to the building
over time, supporting the visual assessment that the historic place retains its original form and massing.
The building at 1006 – 1008 Third Avenue has further aesthetic value for its contribution to the cohesive
historic streetscape of Third Avenue.
Historic Significance
Built in 1892, the building has historic value for its longevity and association with the early development
of the Brow of the Hill neighbourhood in the early 1890s. This area had been identified as a working class
neighbourhood in Colonel Moody’s plan for the City of New Westminster, reflected in smaller lots with
modest housing. The property was adjacent to St. Andrews Square, a large area set aside as a park for
public enjoyment but in 1886 was apportioned into lots and auctioned for development. In 1892, when
the subject property was being constructed, there was only one other house on the block (at 1021 Third
Avenue).
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Social Significance
The residence also has social value for its contribution to the identity of the Brow of the Hill
neighbourhood. For several years post construction, the residence at 1006 – 1008 Third Avenue remained
vacant as it was considered on the periphery of the city and had minimal servicing. Industrialization of the
North Arm of the Fraser River attracted shipyard and factory workers to the area, in keeping with the
occupations of early working class residents of the duplex, such as carpenter, butcher and painter. In 2008
and 2017, permits were issued for filming on this property in recognition of its contribution to a unique
sense of time and place and provision of a cultural window into the past that is valued by the community.
3.3 Character Defining Elements
Key elements that define the heritage character of the brick residence at 1006 – 1008 Third Avenue
include:
•
•
•
•
•
•
•

•
•

Part of a grouping of late Victorian and Edwardian residences on the south side of the 1000
block of Third Avenue; properties slope to the southwest towards the Fraser River
Residential scale and massing as expressed by two side-by-side residential units with a height of
two storeys.
Rectangular plan with a symmetrical front façade; balanced placement of windows accentuated
with a central entry porch with recessed stoop and projecting portico. Front door with upper
transom window
Victorian architectural elements, including overall symmetry and columned entry portico with
band of decorative wooden trim under cornice. Ridge cresting originally mounted along the roof
connecting the two gables
Cross gable roof at each end of two units with steeply pitched peaked roofs
Prominent upper cornice and bargeboard with returns
Masonry construction consisting of painted red pressed brick. Mortar-clad brick window
lintels and sills. Painted finish throughout. Brick on rear elevation has been plastered
over into a flat finish. Small rear addition with shed roof clad in large wood tile with “brushed”
finish.
Double hung, one-over-one wood sash windows with horns throughout except on the rear shed
roof addition which features multi-paned wood windows
Herringbone patterned brick path in front of main entry; small landscaped area in front yard
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4.0 Research Findings
Civic address: 1006 Third Avenue (Land)
PID: 002-177-129, 002-270-072, 002-177-111
Legal Plan: NWP 2620
Legal Description: Lot 2, New West District, Plan NWP2620 Parcel A, Suburban Block 5, Group 1
Zoning: Single Detached/RS-1
Neighbourhood: Brow of the Hill
Date of construction: 1892
Architect: A. H. Towle
Contractor: David Bain
The following table is a consolidated summary of residents of 1006-1008 3rd Avenue, as determined from
the available city directories for New Westminster.
Table 1: Consolidated list of residents of 1002-1004 3rd Avenue (BC Archives Library, New Westminster Archives and
Vancouver Public Library).
Year(s)

Address

1892

1008

1894
1895

Name(s)

Occupation (if listed)

Vacant

N/A

1002-8

Vacant houses

N/A

1008

Vacant house

N/A

[1896 to 1937: Available directories do not have a searchable street directory section for New Westminster]
1938

1940

1945

1950

1955

1006

Raffle, Mrs. Annie E

Widow

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

Raffle, Mrs. Annie E

Widow

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

McNeil, Neil (Mabel)

Active Service

1008

Wilson, Thos G (Evelyn)

Travelling salesman Mc Mc & Prior

1006

Carruthers, David T
(Sibbla M)

Mechanic, International Harvester

1008

Wilson, Thos G (Evelyn)

Sales Manager Mc & Mc

1006

Carruthers, David T
(Sibbla M)
Carruthers, Barbara
Carruthers, Mary E

Mechanic, International Harvester

Wilson, Thos G (Evelyn)

Sales Manager Mc & Mc

1008

Student
Wrapper, Woodwards
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Table 1 (continued).
Year(s)

Address

1956-1957

1006

1958

1970

1977

1979-1980

1985

1992

Name(s)

Occupation (if listed)

Carruthers, David T
(Sibbla M)
Carruthers, Barbara
Carruthers, Mary E

Mechanic, International Harvester

1008

Wilson, Thos G (Evelyn)

Sales Manager, Mc & Mc

1006

Newton, Carl A (Helen I)

Salesman, E J Ferguson

1008

Wilson, Thos G (Evelyn)

Sales Manager, Mc & Mc

1006

Bonchal, Mrs Caroline J

Saleswoman, Field’s

1008

Wilson, Evelyn M

Widow

1006

Simonson, Richard

Employee, CPR

1008

Hurst, Douglas & Kath

Not listed

1006

Smith, Ken & Carla

Clerk, Lucky Dollar Store

1008

Olson, Della

Not listed

1006

Not listed

N/A

1008

Douglas, Brent V.

Not listed

1006

Hesper, S.

Not listed

1008

Zirk, Kent

Not listed

Student, UBC
Student, UBC
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5.0 Archival Photographs

Fig. 8: Front Façade of 1006-1008 3rd Avenue, 1906. Although the NWPL describes this photograph as either 10021004 or 1006-1008 3rd Avenue, on closer inspection, it can be confidently stated as 1006-1008 3rd Avenue. This is
based on looking at the three windows in the middle section of the northeastern side (on the left-hand side of the
photograph), since 1002-1004 3rd Avenue, being a corner lot house, in fact has four windows in this same section
(two on the first floor, two on the second). The slope of the street also suggests it is the house further down the
street from the corner, as 1002-1004 is nearer the crest of the hill and is flatter than this section of the street. Note
also the visible, original brick façade, today painted over and the front chimneys, today removed. (Source: NWPL
3155)
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Fig. 9: Front Façade of 1006-1008 3rd Avenue, 1971. (Source: NWA BCH 81)

Fig. 10: Back façade of 1006-1008 3rd Avenue, 1971. (Source: NWA BCH 81)
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Fig. 11: Northern corner of 1006 3rd Avenue, 1971. (Source: NWA BCH 81)

Fig. 12: Western corner, street view of 1006-1008 3rd Avenue, with 1002-1004 3rd Avenue visible down the street
as well, 1971. (Source: NWA BCH 81)
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Fig. 13: Front façade of 1006-1008 3rd Avenue, 1981. (Source: NWA “The Living City” Series, Roll 17, #18A)
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6.0 Current Photographs

Fig. 14: Front and partial northeastern view of 1006-1008 3rd Avenue, 2018. (Source: Cummer)

Fig. 15: Front façade of 1006-1008 3rd Avenue, 2018. (Source: Cummer)
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Fig. 16: Front and partial west view of 1006-1008 3rd Avenue, 2018. (Source: Zysblat)
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7.0 Conservation Objectives
1006-1008 3rd Avenue will remain on its original site, continuing with its residential use. Skylights will be
added to the roof to facilitate a usable and liveable space in the attic. However, as designed, these should
not be visible from the street level and should not impact the look of the house. The proposed work does
not affect the Heritage Values nor the Character Defining Elements of this historic place.
Preservation, Restoration and Rehabilitation are the conservation objectives for the building.
As defined by the Standards and Guidelines for the Conservation of Historic Places in Canada (2nd edition):
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.

(Canada’s Historic Places 2010, p. 255)
Specifically, preservation and restoration of the windows, restoration of the front porches, and
rehabilitation of the unfinished attics by adapting them to living spaces.

Fig. 17: Sections BB & CC of proposed work on the duplexes at 1006-1008 3rd Ave. (Source: Billard Architecture)
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Fig. 18: Roof plan of proposed work on the duplexes at 1006-1008 3rd Avenue, 2017. (Source: Billard Architecture)

8.0 Building Description
The duplex located at 1006-1008 3rd Avenue is one of two twin purpose-built duplexes from 1892 at the
corner of 3rd Avenue and 10th Street in the Brow on the Hill Neighbourhood of New Westminster. It is a
two-storey brick building that has been painted for at least 45 years. In recent decades, the building has
been painted in a colour scheme that differentiates the units. The left-hand side (unit 1006) has been
painted red and the right-hand side (1008) has been painted a light grey. The house is symmetrical from
the front with a small shared porch in the centre providing coverage over the building’s entrances. There
is simple, subtle ornamentation on the porch’s trim in an Italianate style. The front porch, in particular, is
a very important element of the building. This house, and its neighbouring twin, are two of the few
remaining examples of 19th century duplexes in the area.
9.0 Condition Assessment
Overall, the building is in good condition. However, there are a few areas needing attention.

Page 74 of 263

9.1 Structure
The exterior of the duplex at 1006-1008 3rd Avenue appears to be in good condition. Both duplexes (10021004 and 1006-1008 3rd Avenue) were built on stone and concrete foundations and are constructed of
brick walls. The brick walls are distinctly still visible in the case of 1006-1008 3rd Avenue, which have not
been stuccoed.

Fig. 19: The exterior of 1006-1008 3rd Avenue, 2018. (Sources: Zysblat)

9.2 Foundations and Masonry
Overall, the condition of the walls and building envelope, from roof to foundation, appears to be good
and having aged well. Unlike its neighbour, this duplex at 1006-1008 3rd Avenue has a basement. Its stone
and concrete foundations are visible in the basement and can be seen to be in good condition. As for the
masonry, fortunately, there is no evidence of water in the bricks. There do not appear to be any bricks
spalling, nor does it seem that any have been removed or with mortar missing.

Figs. 20 and 21: The interior stone foundations visible in the basement of 1006-1008 3rd Avenue, 2018. (Sources:
Zysblat)
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Figs. 22 and 23: On the left is the interior concrete foundation visible in the enclosed back porch of 1006-1008 3rd
Avenue, 2018. On the right is the exterior concrete lip of the foundation of 1006 3rd Avenue, 2018. (Sources:
Zysblat)

9.3 Wood Elements
The structural timber elements, including internal framing of the roof and floors, that are partly visible
in the basement and in the attic, are in good condition. The form of the building is true to the eye
and there is no evidence of failure. However, the visible and/or exterior wood elements of the
porches, windows, stairs and railings, are all in need of some repair and/or maintenance, as
discussed in the relevant sections below.

Figs. 24 and 25: A partial view of the interior wood frame structure, visible in the basement of 1006-1008 3rd
Avenue, 2018. (Sources: Zysblat)
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9.4 Roofing and Waterworks
Overall, the roof of the house is in good condition and the gutters appear to be in good operation.
According to the current owner, the roofing was redone in the last five years (c. 2013) and the gutters in
the last two years (c. 2016). The roof tiles were originally likely tin shingles, which have since been covered
in standard asphalt shingles for decades.

Fig. 26: The front view of the roof of 1006-1008 3rd Avenue, 2018. (Source: Zysblat)

Fig. 27: The back view of the roof of 1006-1008 3rd Avenue, 2018. (Source: Zysblat)
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On inspection, it appears the flat roof of the front porch was not redone at the same time as the main
roof, and this is something needing attention. There is organic growth and build up on the roof that will
continue to worsen if not addressed.

Fig. 28: The view of the front porch roof of 1006-1008 3rd Avenue, 2018. (Source: Zysblat)

Fig. 29: The view of the shared porch of 1006-1008 3rd Avenue, 2018. Note the roof condition. (Source: Zysblat)
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8.5 Chimneys
As confirmed by the historical photographs, both sides of the duplex originally had two chimneys each.
One tall, prominent one on either side of the outer edge of the building’s roof plane and one smaller one
at the back, above the kitchen gables. Both of this duplex’s front chimneys have been removed at some
point in time, at least before the 1970s, as they are already missing from the 1971 archival photographs.
The two remaining at the back are in fair condition, although with some updates and alterations to them
over time. For example, by the 1970s, both of the back chimneys were missing their corbelled chimney
caps, which would have been a part of their original design in 1892. These caps are still missing today. In
terms of materials, both surviving chimneys appear to retain their red bricks and have not been rebuilt in
concrete, although it seems there has been some reinforcement of the chimney at 1008 3rd Avenue.

Figs. 30 and 31: The surviving chimneys of 1006 3rd Avenue (left) and 1008 3rd Avenue (right), 2018. (Sources:
Zysblat)

9.6 Windows and Doors
The elements of the house that are in the poorest condition are the windows. It appears that all of the
windows (their frames, sashes and hardware) are the original ones from 1892 with some in better
condition than others. Over the years, some repair interventions have been carried out on them, however,
they have not all been rehung (some have but not all) or re-painted. All of the lintels and sills are brick
with a mortar coating over them. According to the owner, it has been about ten years (c. 2008) since
the last time any work was carried out on the windows. Many of them, in particular their sills, are
damaged, having been exposed to the elements and not repaired or painted for a long time. Overall,
the windows range
from fair to good, with certain windows requiring repair and maintenance. See repair schedule
on page 29.
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As for the doors, they do not appear to be the original ones from 1892, which, based
on the earliest archival photo and trends in Victorian door design, featured a single
light taking up the majority of the door plane, rather than the current smaller single
window. The current doors have been present for decades (at least since the 1970s, as visible in
the archival photographs), and are likely from the 1940s or 1950s as per their design, which was
common in the mid-20th century. Overall, the doors are in good condition and should be preserved (see
Fig. 29 on page 23).

Figs. 32 and 33: Two windows from 1006 3rd Avenue showing various signs of decay, 2018. (Sources: Zysblat)

Figs. 34 and 35: The interior windows of the enclosed back porch (left) and an interior view of one of the upper
windows of 1006 3rd Avenue (right), showing various signs of decay, 2018. (Sources: Zysblat)
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9.7 Cladding and Trimwork
1006-1008 3rd Avenue, unlike its neighbouring twin duplex, appears to have most of its original
brickwork simply painted rather than stuccoed. That being said, a section of 1006 at the back of the
building has been stuccoed as well. As for the wood trimwork, the fascia boards and their returns and
mouldings are all in good condition.

Fig. 36: The back upper view of 1006 3rd Avenue, 2018. It appears this section has possibly been stuccoed unlike its
neighbouring unit (1008), which shows the bricks have simply been painted grey with the brick outline still visible.
(Source: Zysblat)
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Fig. 37: Front view of the trimwork of 1006-1008 3rd Avenue, 2018. (Source: Cummer)

9.8 Finishes
The finishes of the duplex are in good condition with very few areas currently requiring attention.

Figs. 38 and 39: The exterior finishes of 1006 3rd Avenue (left) and 1008 3rd Avenue (right) in good condition, 2018.
(Sources: Zysblat)
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9.9 Landscaping
The landscaping on site is fairly dense and substantial in areas. There are certain plantings, in particular,
that are growing too close to the structure. There is potential for damage to the foundations of the
building in a few areas. And, there is growth on the structure itself.

Fig. 40: View of the lush landscaping at 1006-1008 3rd Avenue, 2018. Note the vines
growing on 1008 3rd Avenue both on the first floor and above the porch. Another view
of the landscaping of 1008 3rd Avenue is visible in Fig. 39 above. (Source: Zysblat)
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10.0 Recommended Conservation Procedures
10.1 Structure – Preservation
•

The main two-storey two-gabled structure will be preserved.

10.2 Foundations and Masonry – Preservation
•

The foundations should be preserved, but monitored regularly for any signs of movement or
water ingress.

10.3 Wood Elements – Preservation and Restoration
•

As addressed in greater detail in the relevant sections below (in particular windows), the wood
elements should be preserved where possible and restored (repaired, maintained or replaced
in-kind), as needed.

10.4 Roofing and Waterworks – Restoration and Rehabilitation
•

The front porch roof should be replaced with torch-on on the flat portion and shingles
on the sides, as per 1906 archival photo.

10.5 Chimney – Restoration
•
•

A close examination of the surviving chimneys was not possible. They should be assessed further
by a professional mason, to determine which need repointing, repair and/or replacement.
If and when chimneys are replaced or rebuilt (as part of a Heritage Alteration Permit) tall brick chimneys with corbelled caps should be restored as per 1906 archival photo.

10.6 Windows and Doors – Preservation and Restoration
•

The windows of 1006-1008 3rd Avenue are the original 1892 windows and should be preserved.

•

The schedule of repairs is listed below.
windows 1, 2 and 3 (1006 3rd Avenue):
all three ground floor windows on the eastern side elevation - replace rotted bottom frame sections
(sub sills) by completely removing them and installing new sub sills.
scrape down windows sashes and frames, sand, prep, caulk and repaint in high-gloss finish. Scrape,
sand and reapply mortar finish on windows sills where missing.
Window 4 (1006 3rd Avenue):
second floor facade - scrape down window sashes and frame, sand, prep, caulk and repaint in highgloss finish. Scrape, sand and reapply mortar finish on windows sills where missing.
Back porch windows and door (1006-1008 3rd Avenue):
all windows and the exterior door on this enclosed porch - scrape down window sashes and frame,
sand, prep, caulk and repaint in high-gloss finish.
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•

Approved optional preservation treatment: Storm Windows
A measure to allow for better protection of the windows is to install exterior wood
storm windows on all of the windows. An appropriate storm window style should
be a wood frame of single pane, single light glass and of similar sash dimension
to the window sash itself, to minimise the visual impact on the building and to
allow the windows to continue to be visible on the exterior (see photo - right) and
link below:
https://www.vancouverheritagefoundation.org/wp-content/uploads/2016/11/
HERG-Storm-Window-criteria-Nov-23-2016.pdf

10.7 Cladding and Trimwork – Preservation
•
•

1006-1008 3rd Avenue predominately has its brickwork simply painted. If a section is indeed
stuccoed, it is too invasive and risky a process to the bricks to consider removing the stucco layer.
This cladding should therefore by preserved.
The fascia boards with their decorative moulding and returns should also be preserved. Any work
being done at the gable should not remove this unique feature.

10.8 Finishes – Preservation and Restoration
•

•

•

Paint: Based on the historical photographs available, in 1906, the 1970s and the 1980s, these
buildings were painted in a single colour, however the current owners have treated each house in
two different colours. Both approaches are legitimate.
The current colour scheme should be changed when repainting (within 3-5 years) to a historically
appropriate colour scheme inspired by the 1890s trend of dark exteriors, incorporating a
combination of historical colours from the Benjamin Moore Historical True Colours Palette (VHF
2012), following a three-colour exterior scheme: a dark or medium tone body colour (V17-V35), a
dark or medium tone trim colour (V17-V35) lintels, sashes, facia and porch elements; and a dark or
medium tone sash and door colour (V17-V35).
Follow Master’s Painters’ Institute, Repainting Manual procedures, including removing loose paint
down to next sound layer (not bare brick), clean surface with mild TSP solution with gentlest
means possible and rinse with clean water; do not use power-washing.

10.9 Landscaping
•
•
•

The foliage should be trimmed and moved at least a foot away from the house to avoid further
damage to both the foundations and the building’s finishes.
All climbing vines currently growing on the building should be removed.
To estimate the safe planting distance from the side of the structure, take half of a
plant's 'final width' and add a foot.
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11.0 Proposed Alterations and Future Changes
11.1 Proposed Alterations
The major proposed change to this house is the introduction of the skylights in the attic to allow for a
usable and livable space in the attic. This alteration does not affect the visible design of the building, as
viewed from the street level and is a fairly minor intervention on the structure overall. The proposed
change is considered a reasonable intervention given generally accepted conservation standards,
rehabilitation needs and restricted site conditions. The proposed change does not affect the Heritage
Values and Character Defining Elements of the building.
11.2 Future Changes
Changes to the building’s configuration, particularly any additions, should be carefully considered for
minimal effect on the Heritage Values as embodied in the Character Defining Elements (CDEs) listed in the
building’s Statement of Significance (section 3.0 above).
12.0 Maintenance Plan
Following completion of the outlined conservation work, 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 the acceptable level or condition to which the heritage building is maintained
through the Heritage Maintenance Bylaw (CCNW 2018). As with the Heritage Conservation Plan, the
maintenance standards apply only to the exterior of the building.
As general upkeep is frequently overlooked and will lead to the deterioration of heritage resources,
maintenance standards warrant special attention to help to extend the physical life of a heritage asset.
Any building should be kept in a reasonable condition so that it continues to function properly without
incurring major expenses to repair deterioration due to neglect. The most frequent source of
deterioration problems is from poorly maintained roofs, rainwater works and destructive pests.
It is important to establish a maintenance plan using the information below:
12.1 Maintenance Checklist
a. Site
•

Ensure site runoff drainage is directed away from the building.

•

Maintain a minimum 1-ft clearance between vegetation and building face and a 12-inch-wide
gravel strip against the foundation in planted areas.
Do not permit vegetation (such as vines) to attach to the building.

•
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b. Foundation
•
•
•
•

Review exterior and interior foundations, where visible, for signs of undue settlement,
deformation or cracking.
If encountered, seek advice from a professional Engineer, immediately.
Ensure perimeter drainage piping is functional.
Arrange a professional drainage inspection every three to five years.

c. Masonry
•
•

Review structural integrity for deformation, leaning, cracked or spalling bricks.
If encountered seek advice from a professional Engineer, as this may be related to a foundation
problem and should be addressed.

d. Wood Elements
•
•
•

•

•

Maintaining integrity of the exterior wood elements is critical in preventing water ingress into
the building. Annual inspection of all wood elements should be conducted.
Closely inspect highly exposed wood elements such as the porches for deterioration. Anticipate
replacement in kind of these elements every 10 to 15 years.
Any signs of deterioration should be identified and corrective repair/replacement action carried
out. Signs to look for include:
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 (such as moss or moulds) or infestations (such as
carpenter ants);
o Animal damage or accumulations (such as chewed holes, nesting, or bird/rodent
droppings). These should be approached using Hazardous Materials procedures; and
o Signs of water ingress (such as rot, staining or mould).
Paint finishes should be inspected every three to five years and expect a full repainting every
seven to ten years. Signs to look for include:
o Bubbling, cracks, crazing, wrinkles, flaking, peeling or powdering; and
o Excessive fading of colours, especially dark tones.
Note all repainting should be as per the recommended historic colours in section 10.8 above.

e. Windows and Doors
•
•
•
•

Replace cracked or broken glass as it occurs.
Check satisfactory operation of windows and doors. Poor operation can be a sign of building
settlement distorting the frame or sashes or doors may be warped.
Check condition and operation of hardware for rust or breakage. Lubricate annually.
Inspect weather stripping for excessive wear and integrity.
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f.

Roofing and Rainwater Works

•

Inspect roof condition every five years, in particular 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; and
o Flashings functioning properly to shed water down slope, especially at the chimneys.
Remove roof debris and moss with gentle sweeping and low-pressure hose.
Plan for roof replacement at around 18 to 22 years.
Annually inspect and clean gutters and flush out downspouts. Ensure gutters positively slope to
downspouts to ensure there are no leaks or water splashing onto the building.
Ensure gutter hangers and rainwater system elements are intact and secure.
Ensure downspouts are inserted into collection piping stub-outs at grade and/or directed away
from the building onto concrete splash pads.

•
•
•
•
•

g. General Cleaning
•
•
•
•
•

The building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from the ground.
Cleaning prevents build up 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 the gentlest means possible, such as soft bristle brush and lowpressure hose. Use mild cleaner if necessary, such as diluted TSP or Simple Green ©.
Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking
and wood elements and it will drive water in wall assemblies and lead to larger problems.
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Appendix C
Proposed Site Plans and
Architectural Drawings
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Appendix D
Draft Heritage Revitalization
Agreement Bylaw No. 8117, 2019
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
HERITAGE REVITALIZATION AGREEMENT (1002-1004 AND 1006-1008 THIRD AVENUE)
BYLAW NO. 8117, 2019
A Bylaw to enter into a Heritage Revitalization Agreement under
Section 610 of the Local Government Act

WHEREAS the City of New Westminster and the owners of the property located at 1002-1004 and
1006-1008 Third Avenue in New Westminster wish to enter into a Heritage Revitalization
Agreement in respect of the property;
NOW THEREFORE, the Council of the City of New Westminster enacts as follows:
Citation
1.

This Bylaw may be cited as “Heritage Revitalization Agreement (1002-1004 and 1006-1008
Third Avenue) Bylaw No. 8117, 2019”.

Heritage Revitalization Agreement
2.

The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered owner of the properties located at:
(a) PID: 013-368-800, NORTH WESTERLY HALF LOT 1 EXCEPT: PART HAVING A FRONTAGE
OF 3 FEET 8 INCHES OF THIRD AVENUE BY A DEPTH OF 66 FEET AND ADJOINING LOT 2,
OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620, and
(b) PID: 002-177-129, PARCEL “A” (REFERENCE PLAN 5073) OF LOT 2 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620, and
(c) PID: 002-270-072, PART OF THE NORTH WESTERLY HALF LOT 1 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 3 FEET 8 INCHES ON 3RD AVENUE BY A
DEPTH OF 66 FEET AND ADJOINING LOT 2, and
(d) PID: 002-177-111, NORTH WESTERLY HALF LOT 2 EXCEPT: PARCEL “A” (REFERENCE
PLAN 5073), OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 54.76
FEET ON 3RD AVENUE BY A UNIFORM DEPTH OF 66 FEET.
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3. The Mayor and City Clerk are authorized on behalf of the City of New Westminster Council
to sign and seal the Heritage Revitalization Agreement attached to this Bylaw as Schedule
“A”.
READ A FIRST TIME this _____________ day of _______________, 2019.
READ A SECOND TIME this ___________ day of _______________, 2019.
PUBLIC HEARING held this ___________ day of _______________, 2019.
READ A THIRD TIME this ____________ day of ________________, 2019.
ADOPTED this ___________ day of _________________, 2019.

Mayor Jonathan X. Cote

Jacque Killawee, City Clerk
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SCHEDULE “A”
HERITAGE REVITALIZATION AGREEMENT (1002-1004 AND 1006-1008 THIRD AVENUE)
THIS AGREEMENT dated for reference the XX day of May, 2019 is
BETWEEN:
MYRNA AND GLYNN BALL
1008 Third Avenue
New Westminster, BC V3M 1P5
(collectively, the “Owner”)
AND:
THE CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal
Avenue, New Westminster, BC V3L 1H9
(the “City”)
WHEREAS:
A.

The Owner is the registered owner in fee simple of the land and all improvements located
at 1002-1004 and 1006-1008 Third Avenue, New Westminster, British Columbia, legally
described as:
a) PID: 013-368-800, NORTH WESTERLY HALF LOT 1 EXCEPT: PART HAVING A FRONTAGE
OF 3 FEET 8 INCHES OF THIRD AVENUE BY A DEPTH OF 66 FEET AND ADJOINING LOT 2,
OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620 ,and
b) PID: 002-177-129, PARCEL “A” (REFERENCE PLAN 5073) OF LOT 2 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620, and
c) PID: 002-270-072, PART OF THE NORTH WESTERLY HALF LOT 1 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 3 FEET 8 INCHES ON 3RD AVENUE BY A
DEPTH OF 66 FEET AND ADJOINING LOT 2, and
d) PID: 002-177-111, NORTH WESTERLY HALF LOT 2 EXCEPT: PARCEL “A” (REFERENCE
PLAN 5073), OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 54.76
FEET ON 3RD AVENUE BY A UNIFORM DEPTH OF 66 FEET.
(collectively, the “Land”);
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B.

There are two buildings situated on the Land, known as 1002-1004 and 1006-1008 Third
Avenue (collectively, the “Heritage Buildings”), which are shown on the site plan attached
as Appendix 1 (the “Site Plan”);

C.

The City and the Owner agree that the Heritage Buildings have heritage value and should
be conserved;

D.

The Owner wishes to make certain alterations to the interior of the Heritage Buildings (the
“Alterations”);

E.

The Owner wishes to undertake heritage conservation work to the exterior of the Heritage
Buildings (the “Conservation Work”);

F.

Section 610 of the Local Government Act, RSBC 2015, Chapter 1 authorizes a local
government to enter into a Heritage Revitalization Agreement with the owner of heritage
property, and to allow variations of, and supplements to, the provisions of a bylaw or a
permit issued under Part 14 or Part 15 of the Local Government Act;

G.

The Owner and the City have agreed to enter into this Heritage Revitalization Agreement
setting out the terms and conditions by which the heritage value of the Heritage Buildings
is to be preserved and protected, in return for specified supplements and variances to City
bylaws;

THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid by
each party to the other and for other good and valuable consideration (the receipt of which each
party hereby acknowledges) the Owner and the City each covenant with the other pursuant to
Section 610 of the Local Government Act as follows:
2

Heritage Designation
2.

The Owner irrevocably agrees to the designation of the Heritage Buildings as protected
heritage property, in accordance with Section 611 of the Local Government Act, and
releases the City from any obligation to compensate the Owner in any form for any
reduction in the market value of the Lands or the Heritage Buildings that may result from
the designation.

3.

Unless otherwise stated in this Agreement or set out in the Heritage Conservation Plans
prepared by Cummer Heritage Consulting dated March, 2019 copies of which are attached
as Appendix 2 (the “Conservation Plans”), the terms and conditions of this Agreement
respecting the Heritage Buildings apply only to the structure and exterior of the buildings,
including without limitation the foundation, walls, roof, and all exterior doors, windows
and architectural ornamentation.
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3

Application of Zoning Bylaw
4.

4

The City of New Westminster Zoning Bylaw No. 6680, 2001, as amended, (the “Zoning
Bylaw”) is varied and supplemented in its application to the Land in the manner and to the
extent provided and attached as Appendix 6.

Alteration and Conservation of Heritage Buildings
5.

The Owner shall conduct the Alterations in strict accordance with the design plans and
specifications “3RD Ave Duplex” prepared by Billard Architecture, dated March 20, 2019,
and attached hereto as Appendix 5 (the “Approved Plans”), full-size copies of which plans
and specifications are on file at the New Westminster City Hall.

6.

Prior to commencement of the Alterations and Conservation Work, the Owner shall obtain
from the City all necessary permits and licenses, including heritage alteration permits.

7.

The Owner shall obtain written approval from the City’s Director of Development Services
for any changes to the Alterations and Conservation Work, and obtain any amended
permits that may be required for such changes to the work, including a building permit and
heritage alteration permit as required by the City.

8.

The Owner agrees that the City may, notwithstanding that such a permit may be issuable
under the City’s zoning and building regulations and the BC Building Code, withhold a
building permit applied for in respect of the Alterations or the Conservation Work on either
of the Heritage Buildings if the work that the Owner wishes to undertake is not in
accordance with the Approved Plans or the Heritage Conservation Plans.

9.

The Alterations and Conservation Work shall be done at the Owner’s sole expense in
accordance with generally accepted engineering, architectural, and heritage conservation
practices. If any conflict or ambiguity arises in the interpretation of Appendix 2, the parties
agree that the conflict or ambiguity shall be resolved in accordance with the “Standards
and Guidelines for the Conservation of Historic Places in Canada”2nd edition, published by
Parks Canada in 2010.

10.

The Owner shall, at the Owner’s sole expense, erect on the Land and keep erected
throughout the course of the Alterations and Conservation Work, a sign of sufficient size
and visibility to effectively notify contractors and tradespersons entering onto the Land
that the work involves protected heritage property and is being carried out for heritage
conservation purposes.

11.

The Owner shall, at the Owner’s sole expense, engage a member of the Architectural
Institute of British Columbia or the Association of Professional Engineers and Geoscientists
of British Columbia or the Canadian Association of Heritage Professionals with
specialization in Building or Planning (the “Registered Professional”) to oversee the
Conservation Work and to perform the duties set out in section 13 of this Agreement.
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Responsibilities of Registered Professional
12.

5

The Registered Professional shall:
(a)

prior to commencement of the Conservation Work, and at any time during the
course of the Conservation Work that a Registered Professional has been engaged
in substitution for a Registered Professional previously engaged by the Owner,
provide to the City an executed and sealed Confirmation of Commitment in the
form attached as Appendix 3 and, if the Registered Professional is a member of the
Canadian Association of Heritage Professionals, the Registered Professional shall
provide evidence of their membership and specialization when submitting such
executed and sealed Confirmation of Commitment;

(b)

supervise the Conservation Work and ensure substantial compliance of the
Conservation Work with the Conservation Plans attached as Appendix 2;

(c)

provide regular reports to the City’s Director of Development Services on the
progress of the Conservation Work;

(d)

obtain written approval from the City’s Director of Development Services for any
changes to the Conservation Work, and obtain any amended permits that may be
required for such changes to the Conservation Work, including a building permit
and heritage alteration permit;

(e)

upon substantial completion of the Conservation Work, provide to the City an
executed and sealed Certification of Compliance in the form attached as Appendix
4; and

(f)

notify the City within one business day if the Registered Professional’s engagement
by the Owner is terminated for any reason.

Timing and Phasing
13.

Promptly following the date of adoption of the Bylaw authorizing this Agreement, the
Owner shall commence and complete the preservation, rehabilitation, and restoration of
the Heritage Buildings (the “Conservation Work”) in strict accordance with the Heritage
Conservation Plans in Appendix 2.

14.

The Owner agrees that the City may, notwithstanding that such a permit may be issuable
under the City’s zoning and building regulations and the BC Building Code, withhold a
building permit applied for in respect of the Alterations until the owner has completed the
Conservation Work in respect of the Heritage Buildings as set out in the Heritage
Conservation Plans to the satisfaction of the Registered Professional and the City’s Director
of Development Services.

15.

The Owner shall commence and complete all actions required for the completion of the
Alterations and Conservation Work, as set out in the Conservation Plan in Appendix 2, and
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Design Plans in Appendix 5, within three years following the date of adoption of the Bylaw
authorizing this Agreement.
6

Damage to or Destruction of Heritage Buildings
16.

If either of the Heritage Buildings are damaged, the Owner shall obtain a heritage
alteration permit and any other necessary permits and licenses and, in a timely manner,
shall restore and repair the Heritage Buildings to the same condition and appearance that
existed before the damage occurred.

17.

If, in the opinion of the City, either of the Heritage Buildings are completely destroyed, the
Owner shall construct a replica(s), using contemporary material if necessary, of the
Heritage Building(s) which comply in all respects with the Conservation Plans in Appendix 2
and with the Zoning Bylaw, as varied by this Agreement, after having obtained a heritage
alteration permit and any other necessary permits and licenses.

18.

The Owner shall use its best efforts to commence and complete any repairs to the Heritage
Building(s), or the construction of any replica building, with reasonable dispatch.

Future Maintenance and Alterations

7

19.

Following completion of the Alteration and Conservation Work, the Owner shall maintain
the Heritage Buildings in good repair in accordance with the Conservation Plans in
Appendix 2 and the maintenance standards set out in City of New Westminster Heritage
Properties Minimum Maintenance Standards Bylaw No. 7971, 2018, as amended or
replaced from time to time, and, in the event that Bylaw No. 7971 is repealed and not
replaced, the Owner shall continue to maintain the buildings to the standards that applied
under Bylaw No. 7971 immediately prior to its repeal.

20.

Following completion of the Alteration and Conservation Work in accordance with this
Agreement, the Owner shall not alter the heritage character or the exterior appearance of
the Heritage Buildings, except as permitted by a heritage alteration permit issued by the
City.

Inspections
21.

Upon request by the City, the Owner shall advise or cause the Registered Professional to
advise the City’s Development Services Department, Planning Division, of the status of the
Alteration and Conservation Work per section 14 (c) of this Agreement.

22.

Without limiting the City’s power of inspection conferred by statute, and in addition to
such powers, the City shall be entitled at all reasonable times and from time to time to
enter onto the Land for the purpose of ensuring that the Owner is fully observing and
performing all of the restrictions and requirements in this Agreement to be observed and
performed by the Owner.
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23.

8

The Owner agrees that the City may, notwithstanding that such a permit or inspection may
be issuable under the City’s zoning and building regulations and the BC Building Code,
withhold a permit or inspection to occupy or final inspection of the Heritage Buildings if the
Alteration and Conservation Work has not been completed to the specifications of thig
Agreement to the satisfaction of the City’s Director of Development Services.

Enforcement of Agreement
24.

The Owner acknowledges that it is an offence under Section 621(1)(c) of the Local
Government Act to alter the Land or the Heritage Buildings in contravention of this
Agreement, punishable by a fine of up to $50,000.00 or imprisonment for a term of up to 2
years, or both.

25.

The Owner acknowledges that it is an offence under Section 621(1)(b) of the Local
Government Act to fail to comply with the requirements and conditions of any heritage
alteration permit issued to the Owner pursuant to this Agreement and Section 617 of the
Local Government Act, punishable in the manner described in the preceding section.

26.

The Owner acknowledges that, if the Owner alters the Land or the Heritage Buildings in
contravention of this Agreement, the City may apply to the British Columbia Supreme
Court for:
(a)

an order that the Owner restore the Land or the Heritage Buildings, or both, to their
condition before the contravention;

(b)

an order that the Owner undertake compensatory conservation work on the Land
or the Heritage Buildings, or both;

(c)

an order requiring the Owner to take other measures specified by the Court to
ameliorate the effects of the contravention; and

(d)

an order authorizing the City to perform any and all such work at the expense of the
Owner.

27.

The Owner acknowledges that, if the City undertakes work to satisfy the terms,
requirements or conditions of any heritage alteration permit issued to the Owners
pursuant to this Agreement upon the Owner’s failure to do so, the City may add the cost of
the work and any incidental expenses to the taxes payable with respect to the Land, or may
recover the cost from any security that the Owner has provided to the City to guarantee
the performance of the terms, requirements or conditions of the permit, or both.

28.

The Owner acknowledges that the City may file a notice on title to the Land in the Land
Title Office if the terms and conditions of this Agreement have been contravened.

29.

The City may notify the Owner in writing of any alleged breach of this Agreement and the
Owner shall have the time specified in the notice to remedy the breach. In the event that
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the Owner fails to remedy the breach within the time specified, the City may enforce this
Agreement by:
(a)

seeking an order for specific performance of the Agreement;

(b)

any other means specified in this Agreement; or

(c)

any means specified in the Community Charter or the Local Government Act,

and the City’s resort to any remedy for a breach of this Agreement does not limit its right
to resort to any other remedy available at law or in equity.
9

Conformity with City Bylaws
30.

10

Statutory Authority Retained
31.

11

The Owner acknowledges and agrees that, except as expressly varied by this Agreement,
any development or use of the Land, including any construction, alteration, rehabilitation,
restoration and repairs of the Heritage Buildings, must comply with all applicable bylaws of
the City.

Nothing in this Agreement shall limit, impair, fetter, or derogate from the statutory powers
of the City, all of which powers may be exercised by the City from time to time and at any
time to the fullest extent that the City is enabled.

Indemnity
32.

The Owner hereby releases, indemnifies and saves the City, its officers, employees, elected
officials, agents and assigns harmless from and against any and all actions, causes of action,
losses, damages, costs, claims, debts and demands whatsoever by any person, arising out
of or in any way due to the existence or effect of any of the restrictions or requirements in
this Agreement, or the breach or non-performance by the Owner of any term or provision
of this Agreement, or by reason of any work or action of the Owner in performance of its
obligations under this Agreement or by reason of any wrongful act or omission, default, or
negligence of the Owner.

33.

In no case shall the City be liable or responsible in any way for:
(a)

any personal injury, death or consequential damage of any nature whatsoever,
howsoever caused, that be suffered or sustained by the Owner or by any other
person who may be on the Land; or

(b)

any loss or damage of any nature whatsoever, howsoever caused to the Land, or
any improvements or personal property thereon belonging to the Owner or to any
other person,
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arising directly or indirectly from compliance with the restrictions and requirements in this
Agreement, wrongful or negligent failure or omission to comply with the restrictions and
requirements in this Agreement or refusal, omission or failure of the City to enforce or
require compliance by the Owner with the restrictions or requirements in this Agreement
or with any other term, condition, or provision of this Agreement.
12

No Waiver
34.

13

Interpretation
35.

14

Whenever the singular or masculine or neuter is used in this Agreement, the same shall be
construed to mean the plural or feminine or body corporate where the context so requires.

Joint and Several
39.

18

All appendices to this Agreement are incorporated into and form part of this Agreement.

Number and Gender
38.

17

The headings in this Agreement are inserted for convenience only and shall not affect the
interpretation of this Agreement or any of its provisions.

Appendices
37.

16

In this Agreement, “Owner” shall mean all registered owners of the Land or subsequent
registered owners of the Land, as the context requires or permits.

Headings
36.

15

No restrictions, requirements, or other provisions of this Agreement shall be deemed to
have been waived by the City unless a written waiver signed by an officer of the City has
first been obtained, and without limiting the generality of the foregoing, no condoning,
excusing or overlooking by the City on previous occasions of any default, nor any previous
written waiver, shall be taken to operate as a waiver by the City of any subsequent default
or in any way defeat or affect the rights and remedies of the City.

If at any time more than one person (as defined in the Interpretation Act (British Columbia)
owns the Land, each of those persons will be jointly and severally liable for all of the
obligations of the Owner under this Agreement.

Successors Bound
40.

All restrictions, rights and liabilities herein imposed upon or given to the respective parties
shall extend to and be binding upon their respective heirs, executors, administrators,
successors and assigns.
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IN WITNESS WHEREOF the Owner and the City have executed this Agreement as of the date
written above.
Signed, Sealed and Delivered in the )
presence of:
)
)
)
)
)
Name
)
)
)
Address
)
)
)
Occupation
)

MYRNA BALL

GLYNN BALL

THE CORPORATION OF THE CITY OF NEW WESTMINSTER
by its authorized signatories:

Mayor Jonathan X. Cote:

Jacque Killawee, City Clerk:
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APPENDIX 1
SITE PLANS
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APPENDIX 2
CONSERVATION PLAN
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APPENDIX 3
CONFIRMATION OF COMMITMENT BY REGISTERED PROFESSIONAL

Date: _________________

City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 1002-1004 and 1006-1008 Third Ave
The undersigned hereby undertakes to be responsible for field reviews of the construction
carried out at the captioned address for compliance with the requirements of Appendix 2 of the
Heritage Revitalization Agreement applicable to the properties, which the undersigned
acknowledges having received and reviewed, and undertakes to notify the City of New
Westminster in writing as soon as possible if the undersigned’s contract for field review is
terminated at any time during construction. This letter is not being provided in connection with
Part 2 of the British Columbia Building Code, but in connection only with the requirements of
the Heritage Revitalization Agreement.

__________________________________
Registered Professional’s Name
__________________________________
Address
__________________________________
Telephone No.

Signature and Seal
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APPENDIX 4
CERTIFICATION OF REGISTERED PROFESSIONAL

Date: _______________

City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 1002-1004 and 1006-1008 Third Ave
I hereby give assurance that I have fulfilled my obligations for field review as indicated in my
letter to the City of New Westminster dated _________________ in relation to the captioned
property, and that the architectural components of the work comply in all material respects
with the requirements of Appendix 2 of the Heritage Revitalization Agreement referred to in
that letter. This letter is not being provided in connection with Part 2 of the British Columbia
Building Code, but in connection only with the requirements of the Heritage Revitalization
Agreement.

__________________________________
Registered Professional’s Name
__________________________________
Address
__________________________________
Telephone No.

Signature and Seal
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APPENDIX 5
DESIGN PLANS
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APPENDIX 6
RELAXATIONS TO ZONING BYLAW NO. 6680, 2001

Single Detached Dwelling
District (RS-1)
Requirement/Allowance

Relaxations Proposed for
1002-1004 Third Ave

Total Floor Space

156.68 sq. m. (1687 sq. ft.)

471.67 sq. m. (5077 sq. ft.)

Floor Space Ratio

0.50

1.51

Principal Units

1

2

Site Coverage

35%

43.5%

Building Height

7.6 m. (25 ft.)

9.0 m. (30 ft.)

Front Setback

4.0 m. (13 ft.)

2.6 m. (9ft.)

Front Porch Setback

2.81 m. (9 ft.)

1.07 m. (3.5 ft.)

Side Setback (East)

1.52 m. (5 ft.)

0.96 m. (3 ft.)

Parking

2 spaces

1 space (2 in tandem)

Single Detached Dwelling
District (RS-1)
Requirement/Allowance

Relaxations Proposed for
1006-1008 Third Ave

Total Floor Space

179. 12 sq. m. (1928 sq. ft.)

328.78 sq. m. (3539 sq. ft.)

Floor Space Ratio

1

1

Principal Units

0.50

0.92

Site Coverage

35%

13.3%

Building Height

7.62 m. (25 ft.)

1.1 m. (4 ft.)

Front Setback

4.02 m. (13 ft.)

1.4 m. (4.5 ft.)

Front Porch Setback

2.80 m. (9 ft.)

1.8 m. (6 ft.)

Rear Setback

4.02 m. (13 ft.)

0.5 m. (2 ft.)

Rear Deck Setback

2.80 m. (9 ft.)

0.44 m. (1 ft.)
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Appendix E
Draft Heritage Designation Bylaws
No. 8118, 2019 and 8119, 2019
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 8118, 2019
A bylaw of the Corporation of the City of New Westminster to designate
1002 and 1004 Third Avenue as protected heritage property.
________________________________________________________________________________
WHEREAS the Local Government Act, RSBC 2015, c.1 provides Council with authority, by bylaw, to
designate real property, in whole or in part, as protected heritage property, on terms and
conditions it considers appropriate;
AND WHEREAS the registered owner of the property located at 1002 and 1004 Third Avenue has
entered into a heritage revitalization agreement in relation to the principal building currently
located on the land as authorized by Heritage Revitalization Agreement (1002-1004 and 10061008 Third Avenue) Bylaw No. 8117, 2019 (the “Heritage Revitalization Agreement”), has
requested that Council designate that building as protected heritage property, and has released
the City from any obligation to compensate the registered owner for the effect of such
designation;
AND WHEREAS Council considers that the principal building at 1002 and 1004 Third Avenue has
significant heritage value and character and is a prominent and valued heritage property in the
City;
AND WHEREAS Council considers the designation of the property at 1002 and 1004 Third Avenue
as protected heritage property under the provisions of the Local Government Act is necessary and
desirable for its conservation;
NOW THEREFORE City Council of the Corporation of the City of New Westminster enacts as
follows:
1

TITLE
1.

2

INTERPRETATION
2.

3

This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (1002 and 1004
Third Avenue) No. 8118, 2019."

In this Bylaw, the terms “heritage value”, “heritage character” and “alter” have the
corresponding meanings given to them in the Local Government Act.

DESIGNATION
3.

The parcel of land having a civic address of 1002 and 1004 Third Avenue, New
Westminster, British Columbia, legally described as PID: 013-388-800, NORTH WESTERLY
HALF LOT 1 EXCEPT: PART HAVING A FRONTAGE OF 3 FEET 8 INCHES OF THIRD AVENUE BY
A DEPTH OF 66 FEET AND ADJOINING LOT 2, OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620,
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shown outlined on the site plan attached hereto as Schedule “A” and labelled “Heritage
House Duplex”, is hereby designated in its entirety as protected heritage property under
section 611 of the Local Government Act of British Columbia.
4

PROHIBITION
4.

5

6.

alter the exterior of the Building;

(b)

make a structural change to the Building including, without limitation, demolition of
the Building or any structural change resulting in demolition of the Building;

(c)

move the Building; or

(d)

alter, excavate or build on that portion of land upon which the Building is located.

Despite Section 4, the following actions may be undertaken in relation to the Building
without first obtaining a heritage alteration permit from the City:
(a)

non-structural renovations or alterations to the interior of the Building that do not
alter the exterior appearance of the Building; and

(b)

normal repairs and maintenance that do not alter the exterior appearance of the
Building.

For the purpose of section 5, “normal repairs” means the repair or replacement of nonstructural elements, components or finishing materials of the Building with elements,
components or finishing materials that are equivalent to those being replaced in terms of
heritage character, material composition, colour, dimensions and quality.

MAINTENANCE
7.

7

(a)

EXEMPTIONS
5.

6

Except as expressly permitted by Section 5 or as authorized by a heritage alteration permit
issued by the City, no person shall undertake any of the following actions, nor cause or
permit any of the following actions to be undertaken in relation to the Building:

The Building shall be maintained in good repair in accordance with the City of New
Westminster Heritage Property Maintenance Standards Bylaw No. 7971, 2018, as amended
or replaced from time to time.

HERITAGE ALTERATION PERMITS
8.

Where a heritage alteration permit is required under this Bylaw for a proposed action in
relation to the Building, application shall be made to the City of New Westminster
Development Services Department, Planning Division in the manner and on the form
prescribed, and the applicant shall pay the fee imposed by the City for such permit, if any.
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9.

8

City Council, or its authorized delegate, is hereby authorized to:
(a)

issue a heritage alteration permit for situations in which the proposed action would
be consistent with the heritage protection provided for the Building under this
Bylaw and the Heritage Revitalization Agreement;

(b)

withhold the issue of a heritage alteration permit for an action which would not be
consistent with the heritage protection provided for the Building under this Bylaw
or the Heritage Revitalization Agreement;

(c)

establish and impose terms, requirements and conditions on the issue of a heritage
alteration permit that are considered to be consistent with the purpose of the
heritage protection of the Building provided under this Bylaw and the Heritage
Revitalization Agreement; and

(d)

determine whether the terms, requirements and conditions of a heritage alteration
permit have been met.

RECONSIDERATION BY COUNCIL
10.

An applicant or owner whose application for a heritage alteration permit for alteration of
the Building has been considered by an authorized delegate may apply for a
reconsideration of the matter by Council, and such reconsideration shall be without charge
to the applicant or owner.

GIVEN FIRST READING this ___________ day of __________________ 2019.
GIVEN SECOND READING this _________ day of __________________2019.
PUBLIC HEARING held this ___________ day of ___________________2019.
GIVEN THIRD READING this ___________day of ___________________2019.
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
_________ day of __________________ 2019.

_________________________________
MAYOR JONATHAN X. COTE

_________________________________
JACQUE KILLAWEE, CITY CLERK
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SCHEDULE A
SKETCH
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 8119, 2019
A bylaw of the Corporation of the City of New Westminster to designate
1006 and 1008 Third Avenue as protected heritage property.
________________________________________________________________________________
WHEREAS the Local Government Act, RSBC 2015, c.1 provides Council with authority, by bylaw, to
designate real property, in whole or in part, as protected heritage property, on terms and
conditions it considers appropriate;
AND WHEREAS the registered owner of the property located at 1006 and 1008 Third Avenue has
entered into a heritage revitalization agreement in relation to the principal building currently
located on the land as authorized by Heritage Revitalization Agreement (1002-1004 and 10061008 Third Avenue) Bylaw No. 8117, 2019 (the “Heritage Revitalization Agreement”), has
requested that Council designate that building as protected heritage property, and has released
the City from any obligation to compensate the registered owner for the effect of such
designation;
AND WHEREAS Council considers that the principal building at 1006 and 1008 Third Avenue has
significant heritage value and character and is a prominent and valued heritage property in the
City;
AND WHEREAS Council considers the designation of the property at 1006 and 1008 Third Avenue
as protected heritage property under the provisions of the Local Government Act is necessary and
desirable for its conservation;
NOW THEREFORE City Council of the Corporation of the City of New Westminster enacts as
follows:
1

TITLE
1.

2

INTERPRETATION
2.

3

This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (1006 and 1008
Third Avenue) No. 8119, 2019."

In this Bylaw, the terms “heritage value”, “heritage character” and “alter” have the
corresponding meanings given to them in the Local Government Act.

DESIGNATION
3.

The parcel of land having a civic address of 1006 and 1008 Third Avenue, New
Westminster, British Columbia, legally described as:
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(a) PID: 002-177-129, PARCEL “A” (REFERENCE PLAN 5073) OF LOT 2 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620, and
(b) PID: 002-270-072, PART OF THE NORTH WESTERLY HALF LOT 1 OF LOT 48 SUBURBAN
BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 3 FEET 8 INCHES ON 3RD AVENUE BY A
DEPTH OF 66 FEET AND ADJOINING LOT 2, and
(c) PID: 002-177-111, NORTH WESTERLY HALF LOT 2 EXCEPT: PARCEL “A” (REFERENCE
PLAN 5073), OF LOT 48 SUBURBAN BLOCK 5 PLAN 2620 HAVING A FRONTAGE OF 54.76
FEET ON 3RD AVENUE BY A UNIFORM DEPTH OF 66 FEET,
shown outlined on the site plan attached hereto as Schedule “A” and labelled “Heritage
House Duplex”, is hereby designated in its entirety as protected heritage property under
section 611 of the Local Government Act of British Columbia.
4

PROHIBITION
4.

5

Except as expressly permitted by Section 5 or as authorized by a heritage alteration permit
issued by the City, no person shall undertake any of the following actions, nor cause or
permit any of the following actions to be undertaken in relation to the Building:
(a)

alter the exterior of the Building;

(b)

make a structural change to the Building including, without limitation, demolition of
the Building or any structural change resulting in demolition of the Building;

(c)

move the Building; or

(d)

alter, excavate or build on that portion of land upon which the Building is located.

EXEMPTIONS
5.

6.

Despite Section 4, the following actions may be undertaken in relation to the Building
without first obtaining a heritage alteration permit from the City:
(a)

non-structural renovations or alterations to the interior of the Building that do not
alter the exterior appearance of the Building; and

(b)

normal repairs and maintenance that do not alter the exterior appearance of the
Building.

For the purpose of section 5, “normal repairs” means the repair or replacement of nonstructural elements, components or finishing materials of the Building with elements,
components or finishing materials that are equivalent to those being replaced in terms of
heritage character, material composition, colour, dimensions and quality.

Page 147 of 263

6

MAINTENANCE
7.

7

8

The Building shall be maintained in good repair in accordance with the City of New
Westminster Heritage Property Maintenance Standards Bylaw No. 7971, 2018, as amended
or replaced from time to time.

HERITAGE ALTERATION PERMITS
8.

Where a heritage alteration permit is required under this Bylaw for a proposed action in
relation to the Building, application shall be made to the City of New Westminster
Development Services Department, Planning Division in the manner and on the form
prescribed, and the applicant shall pay the fee imposed by the City for such permit, if any.

9.

City Council, or its authorized delegate, is hereby authorized to:
(a)

issue a heritage alteration permit for situations in which the proposed action would
be consistent with the heritage protection provided for the Building under this
Bylaw and the Heritage Revitalization Agreement;

(b)

withhold the issue of a heritage alteration permit for an action which would not be
consistent with the heritage protection provided for the Building under this Bylaw
or the Heritage Revitalization Agreement;

(c)

establish and impose terms, requirements and conditions on the issue of a heritage
alteration permit that are considered to be consistent with the purpose of the
heritage protection of the Building provided under this Bylaw and the Heritage
Revitalization Agreement; and

(d)

determine whether the terms, requirements and conditions of a heritage alteration
permit have been met.

RECONSIDERATION BY COUNCIL
10.

An applicant or owner whose application for a heritage alteration permit for alteration of
the Building has been considered by an authorized delegate may apply for a
reconsideration of the matter by Council, and such reconsideration shall be without charge
to the applicant or owner.

GIVEN FIRST READING this ___________ day of __________________ 2019.
GIVEN SECOND READING this _________ day of __________________2019.
PUBLIC HEARING held this ___________ day of ___________________2019.
GIVEN THIRD READING this ___________day of ___________________2019.
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ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
_________ day of __________________ 2019.
_________________________________
MAYOR JONATHAN X. COTE

_________________________________
JACQUE KILLAWEE, CITY CLERK
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SCHEDULE A
SKETCH
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Appendix F
Engineering Services Memo
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NEW WESTMINSTER
Engineermg Services

Memorandum
To: Amber Knowles, Heritage Planner
From: Roger Chang, Engineering Technologist

Date; January 17, 2019
File: PRJ-008897

Subject: WORKS AND SERVICES REQUIREMENTS FOR 1002-1004 &1006-1008 THIRD AVENUE
- HER00700.

We are responding to application as referenced above dated December 4, 2018 for the proposed Heritage
Revitalization Agreement to allow conversion of unoccupied attic spaces into loft bedrooms with adjacent
washrooms in exchange for retention and restoration of the existing heritage buildings built in 1891.
Please be advised that staff have completed review of this application and identified the following details
that will need to be addressed as part of this application:
i. All existing trees are to be protected in accordance with the City's Tree Protection and Regulations
Bylaw No. 7799, 2016 and any trees identified for removal will need to have a permit approved and
in place prior to removal.
ii. The developer shall, at the time of Building Permit Application, submit a completed Erosion and
Sediment Control Form and ensure that the implementation of the erosion and sediment control best
practices meet the requirements outlined in the Erosion and Sediment Control Bylaw 7754, 2016.
Provided you are successful in obtaining approval for the Heritage Revitalization Agreements,
Engineering Department requirements include but are not necessarily limited to the following:
1.

Recommend stratifying the 1004 Third Avenue property. The address of 1002 Third Avenue shall no
longer be used, and the duplex property shall provide unit values amongst the two suites.

2. Consolidate the orphan lot between 1004 and 1006 Third Avenue with the 1006 Third Avenue
property.
3.

Provide an easement agreement to allow the property of 1004 and 1006 Third Avenue to share the
driveway letdown and aisle between the two properties. The City is to be named, so that the easement
cannot be discharged without the City's consent.

An upgrade to the driveway letdowns, sidewalks, curbs and gutters to current City's standards is not
required. However, the applicant should be aware that the upgrades may be desirable as part of the project
particularly to widen access onto the property, provide additional safety to the public, and reduce storm
water run-off from the road onto the property. The City recommends that the applicant to consider
installing the upgrades. Please contact the undersigned for further information and costs.
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Amber Knowles
1002-1004 & 1006-1008 Third Aveune
Page 2 of 2

If you have any questions, please contact me at 604-547-4633 or rchang@newwestcity.ca.
Regards,

Roger Chang
Engineering Technologist
cc

J. Lowrie, Director of Engineering Services
E. Wat, Manager, Infrastructure Planning
C. Dobrescu, Utilities and Special Projects Engineer
G. Otieno, Infrastructure Engineer

F. Jin, Transportation Technologist
E. Mashig, Manager, Park Horticulture & Open Space Planning
A. Hannula, Manager, Electrical Engineering Design & Planning
M. Racanello, Plan Reviewer

Doc #1323153
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Appendix G
Public Consultation Summary Report
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Public Consultation Summary
Open House

5PM – 7PM, Century House (620 Eighth Street) – Spruce Room

RA Presentation

7PM – 8PM, Century House (620 Eighth Street) – Spruce Room

A public consultation was made to the Brow of the Hill Resident’s Association at Century House (620
Eighth Street). In attendance were members of the Resident’s Association, Amber Knowles from the City
of New Westminster, Robert Billard from Billard Architecture Inc., and Marco Cheung from Billard
Architecture Inc.
Prior to the presentation, an open house was hosted from 5 PM – 7 PM where the public could preview
the rehabilitation and renovation plan for the duplexes.
The Resident’s Association made positive comments that renovating the duplex attics will enhance the
livability of the units and were happy that no tenants would be evicted from the renovation process.
1 comment form was submitted, with the comment that the front door could be repainted. Should
repainting occur, repainting will confirm to requirements laid out by the Heritage Consultant as per the
Heritage Conservation Plan.
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the Advisory Planning
Commission

Date: April 16, 2019

From:

Dilys Huang,
Planning Technician

File:

Subject:

632 Second Street: Heritage Revitalization Agreement

HER00659

RECOMMENDATION
THAT the Advisory Planning Commission provide a recommendation to Council
regarding consideration of this application.
EXECUTIVE SUMMARY
A Heritage Revitalization Agreement application has been received, which would allow
subdivision of the property located at 632 Second Street into two parcels, the construction
of a new infill house on the newly created lot, and relaxation of certain zoning provisions,
such as lot area, density, front yard setback for the heritage house, and setback of the
secondary suite entry from the facade of the infill house. In exchange, the applicant
proposes to restore the 1937 Pugh Residence, which would be protected through a
Heritage Designation Bylaw.
The purpose of this report is to provide information to the Advisory Planning
Commission for its consideration in making a recommendation to Council on the
proposed application.
POLICY AND REGULATIONS
Official Community Plan
The subject property is designated (RD) Residential – Detached and Semi-Detached
Housing, which is described, in part, as follows:
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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).
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, larger scale land use such
as a low rise or a place of worship.
The proposal is consistent with the intent of the land use designation.
Zoning Bylaw
The subject property is currently zoned Single Detached Residential (RS-1). The intent of
this district is to allow single detached dwellings, secondary suites, and laneway or
carriage houses in residential neighbourhoods. The proposal would require relaxations to
certain RS-1 zoning provisions, and as such, a Heritage Revitalization Agreement is
required to facilitate the proposal.
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 longterm legal protection and exterior restoration, certain zoning relaxations, such as an
increase in density or smaller lot size, may be considered. An HRA does not change the
zoning of the property, but rather, it adds a new layer that identifies the elements of the
zone that are being relaxed or supplemented. An HRA is not precedent-setting as each
one is unique to a specific site.
A draft copy of the HRA Bylaw is attached as Appendix A.
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Heritage Revitalization Agreements Policy
The City has a Heritage Policy for the Use of Heritage Revitalization Agreements that
has the following objectives:
• Ensure that the HRA policy is integrated with other important City policies.
• Ensure that HRAs are used appropriately, and that they balance both public and
private benefits.
• Establish a follow-up procedure to ensure that heritage conservation work is
completed as promised.
Standards and Guidelines for the Conservation of Historic Places in Canada
Council endorsed the Standards and Guidelines for the Conservation of Historic Places
in Canada in 2008 as a basis for assessing heritage projects within the city. These are
national guidelines for best practice in heritage conservation and design. HRA proposals
are evaluated against these guidelines.
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. Any changes to a
protected heritage property must first receive approval from City Council (or its delegate)
through a Heritage Alteration Permit (HAP). Future development is no longer entitled,
but could be permitted by Council with a HAP.
A draft copy of the Heritage Designation Bylaw is attached as Appendix B.
BACKGROUND
Site Characteristics and Context
The subject site is located in the Glenbrooke North neighbourhood at the south-west
intersection of Second Street and Seventh Avenue. It is situated one block north from
Herbert Spencer Elementary School, and is surrounded by other RS-1 zoned properties
with single detached dwellings, including a relatively new dwelling to the south. The site
has an approximate total area of 736 sq. m. (7,920 sq. ft.), and contains an existing 1937
single detached dwelling with frontage on Second Street and a driveway off of Seventh
Avenue. Both Second Street and Seventh Avenue are designated as local roads and are
part of the greenway network in the Official Community Plan.
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A site context map is included in this report as Appendix C, and Table 1 highlights the
existing site and heritage house statistics:
Table 1: Existing Site and Heritage House Statistics
Total Site Area
Lot Frontage
Lot Depth
Total Floor Area
Floor Space Ratio
Site Coverage

Existing Statistics
735.68 sq. m. (7,919 sq. ft.)
20.11 m. (65.99 ft.)
36.58 m. (120 ft.)
228.14 sq. m. (2,456 sq. ft.)
0.31
13%

Heritage Value of the Pugh Residence
The Pugh Residence was constructed in 1937. The house has heritage value due to its
association with the residential development of the Glenbrooke North neighbourhood.
The house is typical of modest housing built for working families in an Eastern Cottage
style, and has moderate heritage value due to its historic, aesthetic, and social heritage
merit. It also has moderate building integrity. A Statement of Significance for the house
has been provided in Appendix D.
PROPOSAL
Project Description
The HRA application proposes to subdivide the subject property into two parcels and
develop a new infill house on the newly created lot. In exchange, the applicant proposes
to restore the 1937 Pugh Residence on the retained lot, and agrees to long-term legal
protection of the dwelling through a Heritage Designation Bylaw. The applicant’s
rationale letter, proposed site layout, and architectural drawings are included as
Appendices E and F.
The lot areas following the proposed subdivision would be approximately 367.9 sq. m.
(3,960 sq. ft.) each. The Floor Space Ratio (FSR) of the heritage house would increase
from 0.31 to 0.62 as a result of the subdivision. While the siting of the heritage house is
proposed to be unchanged, a relaxation to the front yard setback would be required. A
one-bedroom secondary suite would also be added in the basement of the heritage house.
In terms of the proposed new lot and infill house, relaxations would be required for the
lot area, FSR, and setback of the secondary suite entry from the front building facade.
The new dwelling is currently proposed to have an FSR of 0.66 and contain three
bedrooms and a den. An accessible two bedroom secondary suite is proposed in the
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basement. The dwelling appears to be visually compatible with the heritage house and the
surrounding neighbourhood context. As part of an HRA, the infill dwelling should be
consistent with the Standards and Guidelines for the Conservation of Historic Places in
Canada.
Project Statistics and Proposed Relaxations
A summary of the proposed project statistics, including relaxations being sought through
the HRA, are outlined in Tables 2 and 3:
Table 2: Project Statistics for Heritage House (632 Second Street)
Permitted/Required
Proposed
Under RS-1
Lot Area
557.40 sq. m.
367.84 sq. m.
(6,000 sq. ft.)
(3,959 sq. ft.)
Lot Frontage
-18.29 m. (60 ft.)
Lot Depth
-20.11 m. (65.99 ft.)
Total Floor Area
183.92 sq. m.
229.04 sq. m.
(1,980 sq. ft.)
(2,465.35 sq. ft.)
Floor Space Ratio
0.5
0.62
Site Coverage
35%
26.5%
Front Yard Setback 4.02 m. (13.20 ft.)
3.89 m. (12.75 ft.)
(Seventh Avenue)
Rear Yard Setback
4.02 m. (13.20 ft.)
5.79 m. (18.98 ft.)
Side (West) Yard
1.52 m. (5 ft.)
3.06 m. (10.03 ft.)
Setback
Side (East) Yard
1.52 m. (5 ft.)
6.08 m. (19.95 ft.)
Setback
Height (Roof Peak) 10.67 m. (35 ft.)
7.75 m. (25.44 ft.)
Height (Roof
7.62 m. (25 ft.)
5.90 m. (19.35 ft.)
Midpoint)
Off-Street Parking
2 spaces
2 spaces

Relaxation
189.56 sq. m.
(2,041 sq. ft.)
--45.12 sq. m.
(485.35 sq. ft.)
0.12
-0.13 m. (0.45 ft.)
-------
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Table 3: Project Statistics for Infill House (Proposed 202 Seventh Avenue)
Permitted/Required
Proposed
Relaxation
Under RS-1
Lot Area
557.40 sq. m.
367.84 sq. m.
189.56 sq. m.
(6,000 sq. ft.)
(3,959 sq. ft.)
(2,041 sq. ft.)
Lot Frontage
-18.29 m. (60 ft.)
-Lot Depth
-20.11 m. (65.99 ft.) -Total Floor Area
183.92 sq. m.
242.72 sq. m.
58.77 sq. m.
(1,980 sq. ft.)
(2,612.60 sq. ft.)
(632.60 sq. ft.)
Floor Space Ratio
0.5
0.66
0.16
Site Coverage
35%
25.5%
-Front Yard Setback 4.02 m. (13.20 ft.)
5.85 m. (19.20 ft.)
-(Seventh Avenue)
Rear Yard Setback
4.02 m. (13.20 ft.)
4.96 m. (16.27 ft.)
-Side (West) Yard
1.52 m. (5 ft.)
1.52 m. (5 ft.)
-Setback
Side (East) Yard
1.52 m. (5 ft.)
6.86 m. (22.50 ft.)
-Setback
Height (Roof Peak) 10.67 m. (35 ft.)
8.53 m. (28 ft.)
-Height (Roof
7.62 m. (25 ft.)
7.62 m. (25 ft.)
-Midpoint)
Off-Street Parking
2 spaces
2 spaces
-Secondary Suite
1.52 m. (5 ft.)
0 m. (0 ft.)
1.52 m. (5 ft.)
Entry Setback from
Front Facade
DISCUSSION
Overall Evaluation
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.
In this proposal, the heritage benefit to the community is protection of the Pugh
Residence with a Heritage Designation Bylaw as well as rehabilitation and restoration of
the building’s character defining elements. The proposed zoning relaxations appear to be
reasonable private benefits relative to the property’s heritage value and the scope of
restoration work proposed. More detail is provided in the subsections below.
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Heritage Conservation Work Proposed
The Heritage Conservation Plan (Appendix D) proposes a minimal intervention approach
for any conservation work, and any new exterior should respect the historic fabric and
character of the building.
As part of the HRA, work proposed for the heritage house includes, but is not limited to,
the following:
• Removal of the aluminum siding and metal window shutters
• Repair of the original stucco if still present – otherwise, replacement with stucco
in a pattern and material appropriate to the era of the house
• Restoration of the existing leaded glass windows and wood frame windows
• Replacement of aluminum windows with new wood frame windows
• Retention and repair of the brick chimney
• Repair of the front entry concrete steps – condition assessment to be conducted by
project engineer
• Repair of the railings at the front porch
• Restoration of the wooden front door
• Replacement of garage door with carriage style door in the same existing profile
• Installation of a new shingle roof
• Replacement of drain tiles and repair or replacement of gutter and eave system
• Repair of cracks in the foundation
• New paint colour scheme historically appropriate to the era of construction of the
house
Proposed Relaxations
The minimum lot size required by the site’s RS-1 zoning is 557.42 sq. m. (6,000 sq. ft.).
The proposed subdivision would create two equally sized lots of 367.84 sq. m.
(3,959 sq. ft.), which would require a relaxation to the Zoning Bylaw of 189.56 sq. m.
(2,041 sq. ft.) for both lots. These proposed lot sizes are smaller than those permitted
under the Single Detached Residential (Small Lots) (RS-5) zone (minimum lot area of
371.60 sq. m. / 4,000 sq. ft.). However, the proposed lot size would be consistent with
smaller lots which have been approved in other similar HRA projects. The reduction in
lot size would provide a significant private benefit.
A total FSR of 0.5 is permitted on the site under the current RS-1 zoning. The density of
the heritage house would increase to 0.62 FSR. The infill house is proposed at 0.66 FSR.
Relaxations are 0.12 FSR and 0.16 FSR, respectively. The proposed densities appear to
be reasonable and commensurate to the scope of heritage work proposed, and when
compared to other HRAs (Table 4).
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Table 4: Comparable HRA Density Relaxations
HRA Address
Year Approved
FSR Lot A
218 Queens Avenue
-0.55

FSR Lot B
0.39

Application in progress

224 Sixth Avenue
223 Queens Avenue
720 Second Street
420 St. George Street
632 Second Street

2018
2016
2017
2015
--

0.50
0.60
0.65
0.69
0.62

0.64
0.66
0.65
0.62
0.66

This proposal

Access and Off-Street Parking
Since both Second Street and Seventh Avenue are designated as part of the greenway
network in the Official Community Plan, a single shared driveway letdown providing
access to parking for each of the lots while minimizing the number of vehicular access
points, as required by Engineering Services, is proposed off of Seventh Avenue. The joint
letdown and driveways would be secured through a reciprocal shared access easement to
which the City would be party.
Since secondary suites are proposed for both the heritage and infill houses, a total of four
off-street parking spaces are required under the Zoning Bylaw. One parking pad and one
parking space in the attached garage are proposed for the heritage house. Two parking
pads are proposed for the infill house, of which one is designated as accessible to
accommodate the accessible secondary suite. No relaxations to the number of parking
spaces are currently being proposed.
Each of the parking spaces is also proposed to include an energized Level 2 outlet for
electric vehicle charging.
Trees and Landscaping
The applicant has submitted an arborist report, which is currently being reviewed by staff
as part of the Tree Permit application. The project includes the proposed removal of three
on-site trees and the protection of six off-site trees. Five replacement trees are currently
proposed.
Site Servicing and Off-Site Improvements
The proposal has been reviewed by the City’s Engineering Services Department
regarding required site servicing and off-site improvements. The attached Engineering
Services Memo (Appendix G) outlines the improvements that would be required to
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facilitate the proposed project. Such improvements would need to be provided in
accordance with City standards, as determined by the Director of Engineering.
CONSULTATION
Public Consultation
As part of the public consultation process, the applicant has undertaken the following:
• Public Open House at the Century House from 5:00 pm to 7:00 pm on March 28,
2019
• Presentation to the Glenbrooke North Residents Association on March 28, 2019
Some of the main concerns raised include the amount of parking and impact of additional
traffic, the shared driveway letdown for the lots, the additional density, the value and
proposed colour of the heritage house, and the separation distance between the infill
house and the house on the adjacent property to the west.
Residents who were generally supportive of the project were in favour of the retention
and restoration of the heritage house, and preferred two smaller houses on two lots rather
than a larger single detached dwelling.
A summary of the two above events, including the feedback received, are provided in the
applicant’s Public Consultation Summary Report (Appendix H).
Community Heritage Commission
Review comments from the April 10, 2019 Community Heritage Commission meeting
will be presented to the Advisory Planning Commission on April 16, 2019.
REVIEW PROCESS
The proposed project has completed the following steps in the application review
process:
1.
2.
3.
4.
5.
6.

Preliminary report to the LUPC (March 11, 2019)
Inter-departmental review with project team and other City departments (as
required)
Staff to work with applicant to resolve any outstanding issues (ongoing)
Applicant-led Public Open House (March 28, 2019)
Presentation to the Glenbrooke North Residents Association (March 28, 2019)
Review by the Community Heritage Commission (scheduled for April 10, 2019)
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The following are anticipated next steps:
7.
8.

Review by the Advisory Planning Commission (we are here);
LUPC referral of application to Council for consideration of First and Second
Readings of proposed Bylaws
9. Council consideration of First and Second Readings of proposed Bylaws and
scheduling of a Public Hearing
10. Public Hearing and Council consideration of Third Reading of proposed Bylaws
11. Council consideration of Final Reading and Adoption of proposed Bylaws
APPENDICES
Appendix A: Draft Heritage Revitalization Agreement Bylaw No. 8120, 2019
Appendix B: Draft Heritage Designation Bylaw No. 8121, 2019
Appendix C: Site Context Map
Appendix D: Heritage Conservation Plan and Statement of Significance
Appendix E: Applicant’s Rationale Letter
Appendix F: Site Layout and Architectural Drawings
Appendix G: Engineering Services Memo
Appendix H: Public Consultation Summary Report

Report prepared by:

Dilys Huang,
Planning Technician
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Appendix A
Draft Heritage
Revitalization Agreement
Bylaw No. 8120, 2019
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
HERITAGE REVITALIZATION AGREEMENT (632 SECOND STREET)
BYLAW NO. 8120, 2019
A Bylaw to enter into a Heritage Revitalization Agreement under
Section 610 of the Local Government Act

WHEREAS the City of New Westminster and the owners of the property located at 632 Second
Street in New Westminster wish to enter into a Heritage Revitalization Agreement in respect of
the property;
NOW THEREFORE, the Council of the City of New Westminster enacts as follows:
Citation
1.

This Bylaw may be cited as “Heritage Revitalization Agreement (632 Second Street) Bylaw
No. 8120, 2019”.

Heritage Revitalization Agreement
2.

The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered owner of the property located at 632 Second Street legally described as PID:
011-340-096, LOT B, NEW WEST DISTRICT, PLAN NWP8751 SUBURBAN BLOCK 13, GROUP
1, EXCEPT: THE SOUTHERLY 22 FT HAVING FRONTAGE OF 22 FT ON 2NE ST BY FULL DEPTH
OF SAID LOT AND ADJOINING LOT 10.

3.

The Mayor and City Clerk are authorized on behalf of the City of New Westminster Council
to sign and seal the Heritage Revitalization Agreement attached to this Bylaw as Schedule
“A”.

READ A FIRST TIME this _____________ day of _______________, 2019.
READ A SECOND TIME this ___________ day of _______________, 2019.
PUBLIC HEARING held this ___________ day of _______________, 2019.
READ A THIRD TIME this ____________ day of ________________, 2019.
ADOPTED this ___________ day of _________________, 2019.

MAYOR, JONATHAN X. COTE

JACQUE KILLAWEE, CITY CLERK
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SCHEDULE “A”
HERITAGE REVITALIZATION AGREEMENT (224 SIXTH AVENUE)
THIS AGREEMENT dated for reference the 6th day of May, 2019 is
BETWEEN:
JASPAL SINGH RANDHAWA, 5455 146 Street, Surrey, BC V3X 0H5
(the “Owner”)
AND:
THE CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal
Avenue, New Westminster, BC V3L 1H9
(the “City”)
WHEREAS:
A.

The Owner is the registered owner in fee simple of the land and all improvements located
at 632 Second Street, New Westminster, British Columbia, legally described as PID: 011340-096, LOT B, NEW WEST DISTRICT, PLAN NWP8751 SUBURBAN BLOCK 13, GROUP 1,
EXCEPT: THE SOUTHERLY 22 FT HAVING FRONTAGE OF 22 FT ON 2NE ST BY FULL DEPTH OF
SAID LOT AND ADJOINING LOT 10 (the “Land”);

B.

There is one principal building situated on the Land, known as the Pugh Residence (the
“Heritage Building”), which is shown on the site plan attached as Appendix 1 (the “Site
Plan”);

C.

The Owner intends to apply to the City’s Approving Officer for approval to file a subdivision
plan (the “Subdivision Plan”) in the Land Title Office in order to subdivide the Land into two
separate parcels, generally as shown on the Site Plan;

D.

If the proposed subdivision of the Land is approved by the City’s Approving Officer, the
Owner wishes to construct a new residential building (the “New Building”) on that portion
of the Land labeled on the Site Plan as “202 Seventh Avenue” and the Owner wishes to
make certain alterations to the Heritage Building (the “Work”);

E.

The City and the Owner agree that the Heritage Building has heritage value and should be
conserved;

F.

Section 610 of the Local Government Act, RSBC 2015, Chapter 1 authorizes a local
government to enter into a Heritage Revitalization Agreement with the owner of heritage
property, and to allow variations of, and supplements to, the provisions of a bylaw or a
permit issued under Part 14 or Part 15 of the Local Government Act;
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G.

The Owner and the City have agreed to enter into this Heritage Revitalization Agreement
setting out the terms and conditions by which the heritage value of the Heritage Building is
to be preserved and protected, in return for specified supplements and variances to City
bylaws;

THIS AGREEMENT is evidence that in consideration of the sum of ten dollars ($10.00) now paid by
each party to the other and for other good and valuable consideration (the receipt of which each
party hereby acknowledges) the Owner and the City each covenant with the other pursuant to
Section 610 of the Local Government Act as follows:
2

3

Heritage Designation
1.

The Owner irrevocably agrees to the designation of the Heritage Building as protected
heritage property, in accordance with Section 611 of the Local Government Act, and
releases the City from any obligation to compensate the Owner in any form for any
reduction in the market value of the Lands, the Heritage Building, or the New Building that
may result from the designation.

2.

Unless otherwise stated in this Agreement or set out in the Heritage Conservation Plan
prepared by Leslie Gilbert, revised by Julie Schueck of Schueck Heritage Consulting, dated
July 22, 2018, a copy of which is attached as Appendix 2 (the “Conservation Plan”), the
terms and conditions of this Agreement respecting the Heritage Building apply only to the
structure and exterior of the building, including without limitation the foundation, walls,
roof, and all exterior doors, windows and architectural ornamentation.

Application of Zoning Bylaw
3.

4

The City of New Westminster Zoning Bylaw No. 6680, 2001 as amended (the “Zoning
Bylaw”), is varied and supplemented in its application to the Land in the manner and to the
extent provided and attached as Appendix 6.

Conservation of Heritage Building
4.

Promptly following the date on which the Owner deposits the Subdivision Plan in the Land
Title Office, the Owner shall commence and complete the preservation, rehabilitation, and
restoration of the Heritage Building (the “Work”) in accordance with the Conservation Plan
in Appendix 2.

5.

Prior to commencement of the Work, the Owner shall obtain from the City all necessary
permits and licenses, including a heritage alteration permit.

6.

The Work shall be done at the Owner’s sole expense in accordance with generally accepted
engineering, architectural, and heritage conservation practices. If any conflict or ambiguity
arises in the interpretation of Appendix 2, the parties agree that the conflict or ambiguity
shall be resolved in accordance with the “Standards and Guidelines for the Conservation of
Historic Places in Canada”2nd edition, published by Parks Canada in 2010.
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7.

The Owner shall, at the Owner’s sole expense, engage a member of the Architectural
Institute of British Columbia or the Association of Professional Engineers and Geoscientists
of British Columbia or the Canadian Association of Heritage Professionals with
specialization in Building or Planning (the “Registered Professional”) to oversee the Work
and to perform the duties set out in section 10 of this Agreement.

8.

The Owner shall, at the Owner’s sole expense, erect on the Land and keep erected
throughout the course of the Work, a sign of sufficient size and visibility to effectively
notify contractors and tradespersons entering onto the Land that the Work involves
protected heritage property and is being carried out for heritage conservation purposes.

9.

The Owner shall commence and complete all actions required for the completion of the
Work, as set out in the Conservation Plan in Appendix 2, within three years following the
date of adoption of the Bylaw authorizing this Agreement.

Responsibilities of Registered Professional
10.

The Registered Professional shall:
(a)

prior to commencement of the Work, and at any time during the course of the
Work that a Registered Professional has been engaged in substitution for a
Registered Professional previously engaged by the Owner, provide to the City an
executed and sealed Confirmation of Commitment in the form attached as
Appendix 3 and, if the Registered Professional is a member of the Canadian
Association of Heritage Professionals, the Registered Professional shall provide
evidence of their membership and specialization when submitting such executed
and sealed Confirmation of Commitment;

(b)

supervise the Work and ensure substantial compliance of the Work with the
Conservation Plan attached as Appendix 2;

(c)

provide regular reports to the City’s Director of Development Services on the
progress of the Work;

(d)

obtain written approval from the City’s Director of Development Services for any
changes to the Work, and obtain any amended permits that may be required for
such changes to the Work, including a building permit and heritage alteration
permit;

(e)

upon substantial completion of the Work, provide to the City an executed and
sealed Certification of Compliance in the form attached as Appendix 4; and

(f)

notify the City within one business day if the Registered Professional’s engagement
by the Owner is terminated for any reason.
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5

Damage to or Destruction of Heritage Building
11.

If the Heritage Building is damaged, the Owner shall obtain a heritage alteration permit and
any other necessary permits and licenses and, in a timely manner, shall restore and repair
the Heritage Building to the same condition and appearance that existed before the
damage occurred.

12.

If, in the opinion of the City, the Heritage Building is completely destroyed, the Owner shall
construct a replica, using contemporary material if necessary, of the Heritage Building that
complies in all respects with the Conservation Plan in Appendix 2 and with the Zoning
Bylaw as varied by this Agreement, after having obtained a heritage alteration permit and
any other necessary permits and licenses.

13.

The Owner shall use its best efforts to commence and complete any repairs to the Heritage
Building, or the construction of any replica building, with reasonable dispatch.

Future Maintenance and Alterations

6

14.

Following completion of the Work, the Owner shall maintain the Heritage Building in good
repair in accordance with the Conservation Plan in Appendix 2 and the maintenance
standards set out in City of New Westminster Heritage Properties Minimum Maintenance
Standards Bylaw No. 7971, 2018, as amended or replaced from time to time, and, in the
event that Bylaw No. 7971 is repealed and not replaced, the Owner shall continue to
maintain the building to the standards that applied under Bylaw No. 7971 immediately
prior to its repeal.

15.

Following completion of the Work in accordance with this Agreement, the Owner shall not
alter the heritage character or the exterior appearance of the Heritage Building or New
Building, except as permitted by a heritage alteration permit issued by the City.

Construction of New Building
16.

The Owner shall conduct the Work and construct the New Building in strict accordance
with the design plans and specifications prepared by 78 Home Designs Ltd., dated April 5,
2019, and attached hereto as Appendix 5 (the “Approved Plans”), full-size copies of which
plans and specifications are on file at the New Westminster City Hall.

17.

The Owner agrees that the City may, notwithstanding that such a permit may be issuable
under the City’s zoning and building regulations and the BC Building Code, withhold a
building permit applied for in respect of the Work or the New Building if the work that the
Owner wishes to undertake is not in accordance with the Approved Plans.

18.

The Owner shall not construct the New Building on the Land, other than the foundations,
until the Owner has completed the Work in respect of the Heritage Building, to the
satisfaction of the City’s Director of Development Services.
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7

8

19.

The City may, notwithstanding that such a permit may be issuable under the City’s zoning
and building regulations and the BC Building Code, withhold a building permit applied for in
respect of the New Building and may withhold a permit or inspection to occupy the New
Building if the Owner has not completed the Work in respect of the Heritage Building, to
the satisfaction of the City’s Director of Development Services.

20.

The Owner shall commence and complete all actions required for the completion of the
New Building, as set out in Approved Plans in Appendix 5, within five years following the
date of adoption of the Bylaw authorizing this Agreement.

Subdivision
21.

The Owner shall register in the Land Title Office a shared-access easement, generally as
shown on the Site Plan, permitting free access to and use of the driveway area by the
owners and occupants of both parcels created by the Subdivision Plan.

22.

The Owner shall, concurrently with the deposit of the Subdivision Plan, deposit in the Land
Title Office a covenant under s.219 of the Land Title Act in favour of the City, in the form
attached as Appendix 7, by which the Owner covenants and agrees not to transfer
separately the parcels created by the Subdivision Plan until the Owner has complied with
the requirements of this Agreement for the preservation, restoration, and rehabilitation of
the Heritage Building.

23.

The City shall execute and deliver to the Owner a discharge of the covenant described in
section 21 above on the request of the Owner if the Owner has complied with the
requirements of this Agreement for the preservation, restoration, and rehabilitation of the
Heritage Building and wishes to transfer the parcel containing the Heritage Building
separately from the other parcel charged by the covenant, and have provided the
Certification of Compliance described in section 7(e) in this Agreement.

24.

Nothing in this Agreement commits the Approving Officer to approve the proposed
subdivision of the Land.

Inspections
25.

Upon request by the City, the Owner shall advise or cause the Registered Professional to
advise the City’s Development Services Department, Planning Division, of the status of the
Work per section 11 (c) of this Agreement.

26.

Without limiting the City’s power of inspection conferred by statute, and in addition to
such powers, the City shall be entitled at all reasonable times and from time to time to
enter onto the Land for the purpose of ensuring that the Owner is fully observing and
performing all of the restrictions and requirements in this Agreement to be observed and
performed by the Owner.
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9

Enforcement of Agreement
27.

The Owner acknowledges that it is an offence under Section 621(1)(c) of the Local
Government Act to alter the Land or the Heritage Building in contravention of this
Agreement, punishable by a fine of up to $50,000.00 or imprisonment for a term of up to 2
years, or both.

28.

The Owner acknowledges that it is an offence under Section 621(1)(b) of the Local
Government Act to fail to comply with the requirements and conditions of any heritage
alteration permit issued to the Owner pursuant to this Agreement and Section 617 of the
Local Government Act, punishable in the manner described in the preceding section.

29.

The Owner acknowledges that, if the Owner alters the Land or the Heritage Building in
contravention of this Agreement, the City may apply to the British Columbia Supreme
Court for:
(a)

an order that the Owner restore the Land or the Heritage Building, or both, to their
condition before the contravention;

(b)

an order that the Owner undertake compensatory conservation work on the Land
or the Heritage Building, or both;

(c)

an order requiring the Owner to take other measures specified by the Court to
ameliorate the effects of the contravention; and

(d)

an order authorizing the City to perform any and all such work at the expense of the
Owner.

30.

The Owner acknowledges that, if the City undertakes work to satisfy the terms,
requirements or conditions of any heritage alteration permit issued to the Owners
pursuant to this Agreement upon the Owner’s failure to do so, the City may add the cost of
the work and any incidental expenses to the taxes payable with respect to the Land, or may
recover the cost from any security that the Owner has provided to the City to guarantee
the performance of the terms, requirements or conditions of the permit, or both.

31.

The Owner acknowledges that the City may file a notice on title to the Land in the Land
Title Office if the terms and conditions of this Agreement have been contravened.

32.

The City may notify the Owner in writing of any alleged breach of this Agreement and the
Owner shall have the time specified in the notice to remedy the breach. In the event that
the Owner fails to remedy the breach within the time specified, the City may enforce this
Agreement by:
(a)

seeking an order for specific performance of the Agreement;

(b)

any other means specified in this Agreement; or
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(c)

any means specified in the Community Charter or the Local Government Act,

and the City’s resort to any remedy for a breach of this Agreement does not limit its right
to resort to any other remedy available at law or in equity.
10

Conformity with City Bylaws
33.

11

Statutory Authority Retained
34.

12

The Owner acknowledges and agrees that, except as expressly varied by this Agreement,
any development or use of the Land, including any construction, alteration, rehabilitation,
restoration and repairs of the Heritage Building, must comply with all applicable bylaws of
the City.

Nothing in this Agreement shall limit, impair, fetter, or derogate from the statutory powers
of the City, all of which powers may be exercised by the City from time to time and at any
time to the fullest extent that the City is enabled.

Indemnity
35.

The Owner hereby releases, indemnifies and saves the City, its officers, employees, elected
officials, agents and assigns harmless from and against any and all actions, causes of action,
losses, damages, costs, claims, debts and demands whatsoever by any person, arising out
of or in any way due to the existence or effect of any of the restrictions or requirements in
this Agreement, or the breach or non-performance by the Owner of any term or provision
of this Agreement, or by reason of any work or action of the Owner in performance of its
obligations under this Agreement or by reason of any wrongful act or omission, default, or
negligence of the Owner.

36.

In no case shall the City be liable or responsible in any way for:
(a)

any personal injury, death or consequential damage of any nature whatsoever,
howsoever caused, that be suffered or sustained by the Owner or by any other
person who may be on the Land; or

(b)

any loss or damage of any nature whatsoever, howsoever caused to the Land, or
any improvements or personal property thereon belonging to the Owner or to any
other person,

arising directly or indirectly from compliance with the restrictions and requirements in this
Agreement, wrongful or negligent failure or omission to comply with the restrictions and
requirements in this Agreement or refusal, omission or failure of the City to enforce or
require compliance by the Owner with the restrictions or requirements in this Agreement
or with any other term, condition, or provision of this Agreement.
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13

No Waiver
37.

14

Interpretation
38.

15

Whenever the singular or masculine or neuter is used in this Agreement, the same shall be
construed to mean the plural or feminine or body corporate where the context so requires.

Joint and Several
42.

19

All appendices to this Agreement are incorporated into and form part of this Agreement.

Number and Gender
41.

18

The headings in this Agreement are inserted for convenience only and shall not affect the
interpretation of this Agreement or any of its provisions.

Appendices
40.

17

In this Agreement, “Owner” shall mean all registered owners of the Land or subsequent
registered owners of the Land, as the context requires or permits.

Headings
39.

16

No restrictions, requirements, or other provisions of this Agreement shall be deemed to
have been waived by the City unless a written waiver signed by an officer of the City has
first been obtained, and without limiting the generality of the foregoing, no condoning,
excusing or overlooking by the City on previous occasions of any default, nor any previous
written waiver, shall be taken to operate as a waiver by the City of any subsequent default
or in any way defeat or affect the rights and remedies of the City.

If at any time more than one person (as defined in the Interpretation Act (British Columbia)
owns the Land, each of those persons will be jointly and severally liable for all of the
obligations of the Owner under this Agreement.

Successors Bound
43.

All restrictions, rights and liabilities herein imposed upon or given to the respective parties
shall extend to and be binding upon their respective heirs, executors, administrators,
successors and assigns.
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IN WITNESS WHEREOF the Owner and the City have executed this Agreement as of the date
written above.
Signed, Sealed and Delivered in the )
presence of:
)
)
)
)
)
Name
)
)
)
Address
)
)
)
Occupation
)

JASPAL RANDHAWA

THE CORPORATION OF THE CITY OF NEW WESTMINSTER
by its authorized signatories:

Mayor Jonathan X. Cote:
Jacque Killawee, City Clerk:
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APPENDIX 1
SITE PLAN
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APPENDIX 2
CONSERVATION PLAN
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APPENDIX 3
CONFIRMATION OF COMMITMENT BY REGISTERED PROFESSIONAL

Date: _________________

City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 632 Second Street
The undersigned hereby undertakes to be responsible for field reviews of the construction carried
out at the captioned address for compliance with the requirements of Appendix 2 of the Heritage
Revitalization Agreement applicable to the property, which the undersigned acknowledges having
received and reviewed, and undertakes to notify the City of New Westminster in writing as soon as
possible if the undersigned’s contract for field review is terminated at any time during
construction. This letter is not being provided in connection with Part 2 of the British Columbia
Building Code, but in connection only with the requirements of the Heritage Revitalization
Agreement.

__________________________________
Registered Professional’s Name
__________________________________
Address
__________________________________
Telephone No.

Signature and Seal
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APPENDIX 4
CERTIFICATION OF REGISTERED PROFESSIONAL

Date: _______________

City of New Westminster
511 Royal Avenue
New Westminster, BC
V3L 1H9
Attention: Director of Development Services
Re: Heritage Revitalization Agreement for 632 Second Street
I hereby give assurance that I have fulfilled my obligations for field review as indicated in my letter
to the City of New Westminster dated _________________ in relation to the captioned property,
and that the architectural components of the work comply in all material respects with the
requirements of Appendix 2 of the Heritage Revitalization Agreement referred to in that letter.
This letter is not being provided in connection with Part 2 of the British Columbia Building Code,
but in connection only with the requirements of the Heritage Revitalization Agreement.

__________________________________
Registered Professional’s Name
__________________________________
Address
__________________________________
Telephone No.

Signature and Seal
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APPENDIX 5
DESIGN PLANS
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APPENDIX 6
VARIATIONS TO ZONING BYLAW NO. 6680, 2001
Single Detached Dwelling
District (RS-1)
Requirement/Allowance

Lot with Heritage
Building

Lot with New
House

Minimum Lot Size

557.40 sq. m.
(6,000 sq. ft.)

367.84 sq. m.
(3,959 sq. ft.)

367.84 sq. m.
(3,959 sq. ft.)

Floor Space Ratio

0.50

0.62

0.66

Front Yard Setback

4.02 m. (13.20 ft.)

3.89 m. (12.75 ft.)

No variance

Secondary Suite
Entry Setback from
Front Facade

1.52 m. (5 ft.)

No variance

0 m. (0 ft.)
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APPENDIX 7
TERMS OF INSTRUMENT – PART 2
SECTION 219 COVENANT – NO SEPARATE SALE OF SUBDIVIDED PARCELS
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Appendix B
Draft Heritage Designation
Bylaw No. 8121, 2019
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 8121, 2019
A bylaw of the Corporation of the City of New Westminster to designate the principal building
located at 632 Second Street as protected heritage property.
________________________________________________________________________________
WHEREAS the Local Government Act, RSBC 2015, c.1 provides Council with authority, by bylaw, to
designate real property, in whole or in part, as protected heritage property, on terms and
conditions it considers appropriate;
AND WHEREAS the registered owner of the land located at 632 Second Street has entered into a
heritage revitalization agreement in relation to the principal building currently located on the land
as authorized by Heritage Revitalization Agreement (632 Second Street) Bylaw No. 8120, 2019 (the
“Heritage Revitalization Agreement”), has requested that Council designate that building as
protected heritage property, and has released the City from any obligation to compensate the
registered owner for the effect of such designation;
AND WHEREAS Council considers that the principal building located at 632 Second Street has
significant heritage value and character and is a prominent and valued heritage property in the
City;
AND WHEREAS Council considers that designation of the principal building located at 632 Second
Street as protected heritage property under the provisions of the Local Government Act is
necessary and desirable for its conservation;
NOW THEREFORE City Council of the Corporation of the City of New Westminster enacts as
follows:
1

TITLE
1.

2

INTERPRETATION
2.

3

This Bylaw may be cited for all purposes as "Heritage Designation Bylaw (632 Second
Street) No. 8121, 2019."

In this Bylaw, the terms “heritage value”, “heritage character” and “alter” have the
corresponding meanings given to them in the Local Government Act.

DESIGNATION
3.

The principal building located on that parcel of land having a civic address of 632 second
Street, New Westminster, British Columbia, and legally described PID: 011-340-096, LOT B,
NEW WEST DISTRICT, PLAN NWP8751 SUBURBAN BLOCK 13, GROUP 1, EXCEPT: THE
SOUTHERLY 22 FT HAVING FRONTAGE OF 22 FT ON 2NE ST BY FULL DEPTH OF SAID LOT
AND ADJOINING LOT 10, shown outlined on the site plan attached hereto as Schedule “A”
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and labelled “Heritage House” (the “Building”), is hereby designated in its entirety as
protected heritage property under section 611 of the Local Government Act of British
Columbia.
4

PROHIBITION
4.

5

6.

alter the exterior of the Building;

(b)

make a structural change to the Building including, without limitation, demolition of
the Building or any structural change resulting in demolition of the Building;

(c)

move the Building; or

(d)

alter, excavate or build on that portion of land upon which the Building is located.

Despite Section 4, the following actions may be undertaken in relation to the Building
without first obtaining a heritage alteration permit from the City:
(a)

non-structural renovations or alterations to the interior of the Building that do not
alter the exterior appearance of the Building; and

(b)

normal repairs and maintenance that do not alter the exterior appearance of the
Building.

For the purpose of section 5, “normal repairs” means the repair or replacement of nonstructural elements, components or finishing materials of the Building with elements,
components or finishing materials that are equivalent to those being replaced in terms of
heritage character, material composition, colour, dimensions and quality.

MAINTENANCE
7.

7

(a)

EXEMPTIONS
5.

6

Except as expressly permitted by Section 5 or as authorized by a heritage alteration permit
issued by the City, no person shall undertake any of the following actions, nor cause or
permit any of the following actions to be undertaken in relation to the Building:

The Building shall be maintained in good repair in accordance with the City of New
Westminster Heritage Property Maintenance Standards Bylaw No. 7971, 2018, as amended
or replaced from time to time, and, in the event that Bylaw No. 7971 is repealed and not
replaced, the registered owner shall continue to maintain the Building to the standards
that applied under Bylaw No. 7971 immediately prior to its repeal.

HERITAGE ALTERATION PERMITS
8.

Where a heritage alteration permit is required under this Bylaw for a proposed action in
relation to the Building, application shall be made to the City of New Westminster
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Development Services Department, Planning Division in the manner and on the form
prescribed, and the applicant shall pay the fee imposed by the City for such permit, if any.
9.

8

City Council, or its authorized delegate, is hereby authorized to:
(a)

issue a heritage alteration permit for situations in which the proposed action would
be consistent with the heritage protection provided for the Building under this
Bylaw and the Heritage Revitalization Agreement;

(b)

withhold the issue of a heritage alteration permit for an action which would not be
consistent with the heritage protection provided for the Building under this Bylaw
or the Heritage Revitalization Agreement;

(c)

establish and impose terms, requirements and conditions on the issue of a heritage
alteration permit that are considered to be consistent with the purpose of the
heritage protection of the Building provided under this Bylaw and the Heritage
Revitalization Agreement; and

(d)

determine whether the terms, requirements and conditions of a heritage alteration
permit have been met.

RECONSIDERATION BY COUNCIL
10.

An applicant or owner whose application for a heritage alteration permit for alteration of
the Building has been considered by an authorized delegate may apply for a
reconsideration of the matter by Council, and such reconsideration shall be without charge
to the applicant or owner.

GIVEN FIRST READING this ___________ day of __________________ 2019.
GIVEN SECOND READING this _________ day of __________________2019.
PUBLIC HEARING held this ___________ day of ___________________2019.
GIVEN THIRD READING this ___________day of ___________________2019.
ADOPTED and the Seal of the Corporation of the City of New Westminster affixed this
_________ day of __________________ 2019.
_________________________________
MAYOR, JONATHAN X. COTE
_________________________________
JACQUE KILLAWEE, CITY CLERK
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SCHEDULE A
SKETCH
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Appendix C
Site Context Map
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632 Second Street, New Westminster

1: 750
0.0
NAD_1983_UTM_Zone_10N
CNW GIS Services

0

0.02

0.0 Kilometers

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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Appendix D
Heritage Conservation Plan
and Statement of Significance
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HERITAGE CONSERVATION PLAN
632 SECOND STREET
NEW WESTMINSTER

Submitted to the City of New Westminster
July 22, 2018
on behalf of Mohinder Bhullar, Owner, by
Leslie Gilbert, Heritage Consultant
Update January 2019 by Schueck Heritage Consulting
with permission from L. Gilbert
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1.0

INTRODUCTION
The Albert and Sarah Pugh Residence at 632 Second Street, constructed in 1937, is considered to be
an historic building with historic and social community heritage values. The City of New
Westminster has received an application from the owner of 632 Second Street to negotiate a
Heritage Revitalization Agreement for the property to include subdivision of the property into two
parcels and construction of a visually compatible dwelling on the newly created lot. The existing
1937 house will be rehabilitated according to the Heritage Conservation Plan included in this report.
The Conservation Plan will form an integral part of the application for this project to be considered
by the New Westminster City Council, Community Heritage Commission and Development Services
staff.

Report Scope
This report includes a description of the site and a Statement of Significance (SOS) for the Pugh
Residence, attesting to its community heritage value even though the house is not listed in the City
of New Westminster Heritage Register or Heritage Resource Inventory. The SOS describes the
heritage values of the house and lists the unique character defining elements to be conserved as
part of the proposed project. The report draws upon the character defining elements listed in the
SOS as a basis for a condition assessment of the Pugh Residence. The main section of the report
contains the Heritage Conservation Plan to rehabilitate specific elements of the house.
Site visits were conducted by the heritage consultant, Leslie Gilbert, in April and May, 2015 for the
purpose of visually assessing the property and house exterior and meeting with the property owner
to discuss the project. Photographs of the exterior elevations were taken to document the condition
of the historic place. All images contained in this report were taken by the report author.
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2.0 DESCRIPTION OF HISTORIC SITE
Site Location
The Albert and Sarah Pugh Residence is located at 632 Second Street on the southwest corner of
Second Street and Seventh Avenue in the Glenbrooke North residential neighbourhood of New
Westminster. The house is part of a grouping of houses of a similar size and vintage. Glenbrooke
North neighbourhood is bounded by Sixth Street to the west, Tenth Avenue to the north, McBride
Boulevard to the east and Sixth Avenue to the south. For the purposes of this report, and to match
the architectural drawings, the front elevation is East and the rear is West.
Location map

Neighbourhood Background
Prior to the 1930’s, and before the Pugh Residence was constructed, the Glenbrooke North
neighbourhood was a collection of old farms, wooded areas and large houses on large lots. The
neighbourhood expanded following the Depression as modest homes were built on smaller infill lots
extending the grid street pattern evident in the Queen’s Park neighbourhood to the south. The
population of Glenbrooke North increased from 17,500 in 1931 to 22,000 in 1941 as houses were
constructed to meet the pent up demand.
Glenbrooke North is a popular area due to its walkable streets, proximity to commercial areas,
connections with Queens Park and Terry Hughes Park, elementary and secondary schools and other
amenities. Houses on Second Street enjoy views to the north east downhill to Glenbrooke Ravine
and appreciate the mature cherry street trees and wide green boulevards. Today, the
neighbourhood offers a wide variety of housing, including large Edwardian houses as well as more
modest post WWII suburban bungalows.
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Condition Assessment
The Pugh Residence has been continually occupied for residential use and has had three long term
owners: Albert and Sarah Pugh (1940 – 1961), Roland and Marie Stieda (1962 – 1976) and Ross and
Barbara Edwardes (1977 – 2018).
The wood frame rectangular shaped home has one and a half storeys and a basement. It is well
situated on a large corner lot, is modest in size with an efficient room layout. Named after its first
long term owner, the Pugh Residence looks much the same as it did after construction, with the
exception of the aluminum cladding which was most likely installed in the 1960’s. The front porch
and steps to the main entry may also have been altered when the aluminum cladding was installed
however, as historic photos of the house could not be found, the full extent of alterations to the
house are unknown. After the siding has been removed, there may be evidence of original features
that may have been removed or altered over time. Other remaining features, such as the leaded
glass windows, chimney and front door are original to the house.
Although many features of the house are original to its 1937 construction, the property can
currently be described as being in poor to fair condition due to a lack of regular maintenance.
Overall, the vegetation needs pruning, numerous weeds appear on the lawn, the aluminum siding is
dirty and cracked, the chimney mortar is loose and paint is flaking off wood window and fascia trim.
There does not appear to be any structural issues or failures, however the owner intends to retain a
structural engineer to assess building foundations and stairs.
The following section of the report outlines how the new owner intends to rehabilitate the historic
elements of the Pugh House, following approved heritage conservation guidelines. This heritage
Conservation Plan will form part of the terms to be negotiated as a Heritage Revitalization
Agreement with the City.
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3.0

HERITAGE VALUE
STATEMENT OF SIGNIFICANCE FOR THE ALBERT AND SARAH PUGH RESIDENCE
632 SECOND STREET

DESCRIPTION OF HISTORIC PLACE
The Albert and Sarah Pugh Residence, located at 632 Second Street in New Westminster, is a one-andone-half storey wood frame dwelling. It is located on a large property at the corner of Second Street and
Seventh Avenue in the Glenbrooke North neighbourhood. Constructed in 1937, the Pugh Residence is
situated among other houses of similar vintage, size and style.
HERITAGE VALUE
The house at 632 Second Street has significant heritage merit due to its historic, aesthetic and social
heritage values.
Constructed during the interwar period when the economy was regenerating after the Great
Depression, the house at 632 Second Street is typical of modest housing built for working families. The
house is significant for its association with the development of infill housing in the Glenbrook North
neighbourhood and as an example of speculative built rental housing at a time of rapid construction.
Built by a local contractor, the house was rented out for four years then occupied over the next 75 years
by three long term owners. The first owners were Albert E. Pugh (1902-1960), a master mariner with
the CPR and his wife Sarah (1905-1966, nee McMurray) a school teacher.
The house at 632 Second Street is a typical example of the Eastern Cottage style popular in the 1930’s
with an efficient and rational floorplan and rooms arranged around a central hallway. The building
exterior exhibits little decorative detail and features a chamfered side gabled roof with gabled entry
porch. The roof has a low pitch with wide unenclosed eaves. The front porch may originally have been
supported by simple square cut posts and wooden sides, with the detailed wrought iron railings a later
addition.
The house reflects a shift to simpler styles reflected in the social and economic consciousness of its
times. While there are a number of houses throughout New Westminster constructed in this popular
and efficient house style, due to their modest size on a relatively large lots, these houses are now
considered vulnerable to demolition.
CHARACTER-DEFINING ELEMENTS
Key elements that define the heritage character of the house include its:
• Prominent corner location on Second Street at Seventh Avenue
• Placement of house with minimal setback
• Wood frame construction (possibly with original stucco cladding present under the aluminum
cladding)
• Symmetrical placement of door and window elements on the front façade; overall symmetrical
rectangular plan form and modest residential scale
• Hipped and chamfered roof with minimal side eave overhangs
• External tapering brick chimney on the north façade of the house
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•
•
•
•

Projecting central front entry porch with chamfered roof supported by two oversized wooden
brackets mounted on either side of the front door
Original double hung wood sash windows throughout; leaded glass arch topped windows on either
side of the chimney; leaded glass wood frame picture windows
Decorative spindlework wood trim on the original front door
Steps and walkway to front entry in poured concrete

Source: City of New Westminster Development Services Department
City of New Westminster Museum and Archives
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4.0

HERITAGE CONSERVATION STANDARDS
Conservation of the Albert and Sarah Pugh Residence will be done in accordance with the Parks
Canada© Standards and Guidelines for the Conservation of Historic Places in Canada, adopted by
New Westminster City Council in 2008 as the basis to consider future heritage applications and
processes. The proposed HRA for the Pugh Residence will include retention of the exterior
character-defining elements as identified in the Statement of Significance, where feasible.
The “Standards and Guidelines” defines the following three conservation approaches:
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.
Rehabilitation: the action or process of making possible a continuing or compatible contemporary
use of an historic place, or an individual component, while protecting its heritage value.
Restoration: the action or process of accurately revealing, recovering or representing the state of
an historic place, or of an individual component, as it appeared at a particular period in its history,
while protecting its heritage value.
The overall conservation approach for the Pugh Residence will involve a combination of
Rehabilitation and Restoration. The Heritage Conservation Plan provides details, but please note
that the Plan does not include recommendations for conservation of the house interior.
If the Pugh Residence is listed in the New Westminster Heritage Register, the building may be
eligible for variances under the applicable legislation that could result in a higher degree of heritage
conservation. In addition, buildings listed on a Heritage Register may be exempt from provincial
energy efficiency standards, allowing upgrades to heritage character-defining elements, such as
original windows and doors, which would otherwise be compromised. The provisions allow a more
sensitive approach to energy efficiency standards resulting in a higher degree of heritage retention.
Detailed information relating to energy efficiency considerations is available in the Parks Canada©
Standards and Guidelines. Please also note that the new Building Code also offer some relaxations
for historic buildings.
General standards for preservation, rehabilitation and restoration should be followed in the
planning and implementation of all rehabilitation projects. The challenge of the rehabilitation
process is to accommodate both the new and the old and find creative solutions to extend the
useful life of buildings while respecting their unique heritage values. The chart on the following page
sets out general standards for preservation, rehabilitation and restoration and describes how the
proposed conservation plan for the Pugh Residence achieves those standards.
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General Standards for Preservation,
Rehabilitation and Restoration
1. Conserve the heritage value of a historic
place. Do not remove, replace or
substantially alter its intact or repairable
character defining elements. Do not
move a part of an historic place if its
current location is a character defining
element.
2. Conserve changes to an historic place
that, over time, have become character
defining elements in their own right.
3. Conserve heritage value by adopting an
approach calling for minimal
intervention.
4. Recognize each historic place as a
physical record of its time, place and
use. Do not create a false sense of
historical development by adding
elements from other historic places or
properties or by combining features of
the same property that never coexisted.
5. Find a use for an historic place that
requires minimal or no change to its
character defining elements.
6. Protect and, if necessary, stabilize an
historic place until and subsequent
intervention is undertaken. Protect and
preserve archeological resources in
place. Where there is potential to
disturb archeological resources, take
mitigation measures to limit damage
and loss of information.
7. Evaluate the existing condition of
character defining elements to
determine the appropriate intervention
needed. Use the gentlest means
possible for any intervention. Respect
the heritage value when undertaking an
intervention.

Pugh Residence Heritage Conservation Plan
The house at 632 Second Street oriented
towards Second Street. The preference of the
owner is to retain the house in its current
configuration on the lot.

No changes to the historic place have evolved
into what could be considered character
defining elements over time.
The proposed conservation approach will be
based on minimal intervention.
Elements from other historic places or eras will
not be added to the property. Throughout the
conservation process, the Pugh Residence will
be respected as an authentic record of its time,
place and use.
Conservation of the historic place will continue
its residential use and rehabilitate the existing
character defining elements.
An engineer will be retained to provide
professional advice regarding stability of the
house (e.g. foundation and stairs). Measures
will be taken to stabilize the historic place
during the conservation process, as needed.

Appropriate means of intervention will be
followed in the rehabilitation process, as set out
in the Parks Canada© Standards and Guidelines
and as determined by a property condition
assessment.
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8. Maintain character defining elements
on an ongoing basis. Repair elements by
reinforcing their materials using
recognized conservation methods.
Replace in kind any extensively
deteriorated or missing parts of
character defining elements, where
there are surviving prototypes.
9. Make any intervention needed to
preserve character defining elements
physically and visually compatible with
the historic place and identifiable on
close inspection. Document any
intervention for future reference.
Additional Rehabilitation Standards
10. Repair rather than replace character
defining elements. Where elements are
too severely deteriorated to repair, and
where sufficient physical evidence
exists, replace them with new elements
that match the forms, materials and
detailing of sound versions of the same
elements. Where there is insufficient
physical evidence, make the form,
material and detailing of the new
elements compatible with the character
of the historic place.
11. Conserve the heritage value and
character defining elements when
creating any new additions to an
historic place or any related new
construction. Make the new work
physically and visually compatible with,
subordinate to and distinguishable from
the historic place.
12. Create any new additions or related
new construction so that the essential
form and integrity of the historic place
will not be impaired if the new work is
removed in future.

Recommendations for a maintenance plan are
included in this Heritage Conservation Plan for
the Pugh Residence. Deteriorated or missing
elements will be either repaired or replaced in
kind, where possible.

Every effort will be made to ensure that
interventions are compatible with the character
defining elements and are documented for
future reference.

Deteriorated character defining elements will be
repaired instead of being replaced, where
possible, and replaced with replications if
necessary. For example, rotten fascia boards will
be replicated to match existing and chimney
bricks will be cleaned, patched and the mortar
repointed to match existing.

This project involves minimal new construction,
other than an existing shed dormer on the rear
elevation will be replaced and a new deck added
to the south side elevation. The heritage value
of the house will be enhanced by removing
incompatible alterations that were made to the
house over time, as per the definition of
“Rehabilitation”.
The essential form and integrity of the house
will be intact.
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Additional Restoration Standards
13. Repair rather than replace character
defining elements from the restoration
period. Where elements are too
severely deteriorated to repair and
where sufficient physical evidence
exists, replace them with new elements
that match the form, materials and
detailing of sound versions of the same
elements.
14. Replace missing features from the
restoration period with new features
whose forms, materials and detailing
are based on sufficient physical,
documentary and/or oral evidence.

Character defining elements will be repaired
instead of being replaced where possible. If
elements must be replaced, then these
elements will match the original is terms of
design, size, profile and material.

Any new features on the house will be replaced
with like elements based on documentary or
oral evidence.

The rehabilitation conservation work will preserve the overall form, scale and massing of the
dwelling and emphasize the retention and enhancement of its character defining elements.
The work will primarily involve removal of the aluminum siding and – if it is still present - repairing
the original underlying stucco, restoring the existing leaded glass windows and wood frame
windows, repointing the chimney above the roofline, repair or replacement of the concrete steps to
the front entry, reroofing the dwelling, removal of a rear porch and landscaping, addition of a new
deck on the south side elevation.
All work will be done in accordance with the building conservation standards established in the
Parks Canada© Standards and Guidelines for the Conservation of Historic Places in Canada.
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5.0

CONSERVATION PLAN
Site and Landscaping
Character-defining
elements

•
•
•

Conservation
Approach

Maintenance with minimal intervention
Rehabilitation

Description

The Pugh house will be retained and rehabilitated in situ, so that the
house retains its historic relationship to Second Street and Seventh
Avenue. The current proposal does not include raising the house or
relocating it on the lot.

Prominent corner location on Second Street at Seventh Avenue
Placement of house with minimal setback
Steps and walkway to front entry in poured concrete

The dwelling has a minimal front yard setback from the street, resulting in
a large and underutilized rear yard. The wooden fence extending around
the rear yard will be removed and replaced with either a hedge or new
fence to meet bylaw specifications. A mature cedar hedge on the south
boundary offers privacy from the neighbouring property.
A 2-foot-high concrete retaining wall, original to the property and still
true with no cracks, is situated along the front and side street frontages
and creates a flat yard. The proposal involves keeping the low retaining
wall in place, however a portion of the wall will need to be removed to
allow proposed driveway access. A pathway with two steps leads from
Second Street to the front entry of the house. It is constructed of poured
concrete with a mesh finish. As the pathway is original to the house and is
in good condition, it will also be retained.
Vegetation on the site is not significant. As part of this application, a
landscape plan will be submitted for City staff review.
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Oblique view of front yard showing concrete retaining wall and shrubs. Mature cherry trees on Second
Street are featured below.
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Roofing and Soffits

Character-defining
elements

•
•

Conservation
Approach

Rehabilitation – installing a new duroid roof and replacing the existing
rear shed dormer with a new one

Description

Although a duroid roof was installed about 12 years ago and is in fair-togood condition, the owner intends to replace it with a new duroid shingle
roof. When the roof was installed 12 years ago, all layers of previous
roofing material were removed and sheets of plywood were applied over
strapping. The engineer retained for this project will confirm the
structural condition of the roof. A traditional 3-tab asphalt shingle is
recommended for this project.

Hipped and chamfered roof with minimal side eave overhangs
Shed dormer on upper storey of the rear elevation

Damaged fascia boards will be removed, and chamfered wooden fascia
boards will be replicated to match existing. The boards will be painted as
per the approved paint schedule. A condition assessment will also be
done of the wooden roof soffits, rafter ends and bargeboards; damaged
elements will be repaired or replaced as needed.
The existing shed dormer on the upper level of the back elevation will be
removed and replaced with a new shed dormer. The dormer exterior will
be finished in stucco and painted in the approved paint palette. The new
windows that will form part of the new dormer should match the original
three wood frame double hung windows (as shown in the photo below).
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Elevations
Character-defining
elements

•
•

Conservation
Approach
Description

Symmetrical placement of door and window elements on the front
façade; overall symmetrical rectangular plan form and modest
residential scale
Projecting central front entry porch with chamfered roof supported
by two oversized wooden brackets mounted on either side of the
front door

Preservation/Rehabilitation – front entry, fenestration pattern and
openings, deck.
The front elevation of the Pugh Residence will be taken back to its original
appearance at construction (1937). Although no early photographs could
be found of the house, removal of the aluminum siding may reveal
original design elements which will be used to inform the rehabilitation
approach. The concrete stairs leading up to the front door may or may
not be original to the house. At one time, the steps may have featured
framed and stuccoed sides or there may have been two tapered concrete
piers on either side of the front porch with posts extending to the
underside of the porch.
Following an approach of minimal intervention, the owner will first
attempt to clean and repair the existing wrought iron hand railings on
either side of the concrete steps. If this approach is not feasible, he will
investigate porch treatments of similar era houses in the neighbourhood
to arrive at an alternate plan. Removal of the aluminum siding may result
in a revised plan for the front porch, to be approved by the heritage
consultant and City staff prior to moving forward.
The concrete stairs have holes and are chipping in places but appear to be
relatively sound. The engineer retained for this project will conduct a
condition assessment of the concrete stairs to determine whether they
need replacement or if they can be patched and repaired.
The main level rear porch, not original to the house, will be removed and
a smaller painted wood porch constructed on the south elevation instead.
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Historic elements of the front façade to be retained and restored include the wrought iron detailing on
the front door, wood trim on the door and chamfered porch roof bargeboard. Roof brackets supporting
the front porch may not be original to the house and the owner may be required to submit a revised
plan for the front porch depending on found elements under the aluminum siding.
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Cladding and Trim
Character-defining
elements

•

Conservation
Approach

Restoration/Rehabilitation – if original stucco is present under aluminum
cladding and if it is salvageable

Description

•

Wood frame construction, possibly with original stucco cladding
under aluminum siding (to be determined)
Decorative spindle work wood trim on the original front door

The original stucco exterior of the Pugh Residence was covered in
aluminum siding by a previous owner. The aluminum siding is to be
carefully removed to determine if the original stucco is underneath. If
present, the condition of the stucco, as well as any evidence of water or
pest damage, will be assessed. Metal window shutters will also be
removed.
The `ghosting` of original building elements, such as trim and bracket
details, may be evident once the siding has been removed. If the original
stucco is present and repairable, it is to be gently cleaned with soapy
water and a natural bristle brush, then holes and cracks patched to match
the existing stucco profile. All facades will be finished with a final
consistent stucco coating, primed and painted according to the approved
paint palette. Missing or damaged widow and door trim is to be installed
matching original profiles, design and material where possible.
The metal window shutters will be removed. Aluminum covering the
porch roof brackets will be removed and the underlying wood bracket, if
located, will be restored. Aluminum roof soffits will be replaced with
painted wood soffits. All original elements will be retained and enhanced.
The wrought iron hardware on the front door is original to the house and
will be carefully cleaned and restored. The wooden front door,
decorative trim and spindle work will also be retained, refinished and
repainted in the approved paint palette. The chamfered bargeboard will
be replaced with another bargeboard of a similar profile and material. A
light fixture, either salvaged of the era or in a style compatible with the
era of construction, will be installed by the front door to illuminate the
front entry.
The garage door on the north side of the house is in poor condition and
unfortunately the wood has rotted beyond repair. If the garage is to be
retained, then the garage door and door hardware should be replaced
with a carriage style door in the same profile as existing, to be approved
by the heritage consultant and City staff.
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Windows
Character-defining
elements
Conservation
Approach

Description

Original double hung wood sash windows throughout; leaded glass
arch topped windows on either side of the chimney; leaded glass
wood frame picture windows
Preservation - original leaded glass windows
Rehabilitation - repairing glass pane windows and replacing any
aluminum windows with a wood frame windows of the era
New – sliding patio door on south side elevation, basement window
openings
All windows are wood sash one-over-one or two-over-two windows
original to the house, except for an aluminum window installed at the
basement level. Window condition is to be assessed before
commencement of work. Windows not in repairable condition will be
replaced with new wood-frame windows to match as close as possible the
opening size and shape of the existing window. The basement windows
may be replaced and enlarged provided they do not detract visibly from
the overall fenestration pattern.
•

All leaded glass windows will be retained; they will be inspected for loose
panes, cleaned and repaired as necessary. The rounded lead glass
windows on either side of the chimney are original to the house and are
to be retained as a feature element. They will be cleaned, made weather
tight and restored in accordance with approved heritage standards.
A heritage window professional should advise on the condition and repair
or replacement of the historic windows, on making them more energy
efficient, on the approach to rainwater shedding, and on the installation
of new window openings.
It is reasonable to create new window openings provided these do not
detract from the overall heritage value of the building; however, the
original fenestration pattern is proposed for retention, with the exception
of the removal of the existing and non-original rear (west) deck and entry
door and addition of a new deck being proposed on the south side
elevation, to be located where 2 small windows now exist. As this is the
least visible elevation to the public, this action is appropriate.

A local contact for heritage window assessment and repair is
Vintage Woodworks - Rusty Hadley 604.767.4080 or at
rusty@vintagewoodworks.ca

Wood frame windows on south elevation of house
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Drainage
Character-defining
elements

•
•

Conservation
Approach

New

Description

No specific character-defining element
Relates to the overall building by protecting, maintaining and
stabilizing existing materials and integrity of the historic place while
protecting its heritage value

A functioning drainage system is intended to convey water away from the
house avoid moisture penetration. The owner intends to replace the drain
tile surrounding the house prior to completing the landscaping.
A continuous aluminum gutter system will also be installed to match the
existing system on the house, which is a 3-inch diameter painted
galvanized steel gutter system. All gutters and rain water leaders will be
painted to match the colour scheme of the house. In places, some of the
existing gutters are in very good condition and may be reusable. The
entire gutter and eave system, once installed or repaired will be painted
in accordance with the approved paint schedule.
The building foundation is in generally good condition. Cracks, including a
fairly large split in the garage foundation, will be patched with epoxy.
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Masonry
Character-defining
elements

•

Conservation
Approach

Rehabilitation – repairing brick chimney

Description

External tapering brick chimney on the north façade of the house,
clad in stucco below the roof line

The symmetrically tapering chimney on the north elevation of the house
has been covered in stucco below the roofline. It appears to be in good
condition with no cracks or staining due to moisture damage. Above the
roofline, multi toned red brick is exposed with contrasting grey pointing.
The exposed brick and mortar are both showing evidence of
deterioration.
A condition assessment is to be conducted of the exposed brick portion of
the chimney and cleaning, repairing and repointing specifications
reviewed for conformance with heritage standards. Where possible, holes
in existing bricks are to be patched. Bricks too deteriorated for safe use
are to be replaced with brick of similar size, composition and vintage.
The chimney continues to function but has been converted from a wood
fireplace to a gas insert.
Consideration should be given to removing the white paint and exposing
the brick.

Brick chimney featuring rounded leaded glass side lights.
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Exterior Paint
Character-defining
elements

•
•

Conservation
Approach

Rehabilitation

Description

Not a specific character-defining element
Relates to the overall building by protecting and maintaining exterior
materials and integrity of the historic place while protecting its
heritage value; enhancing aesthetic appeal of the house

Painting of repaired stucco cladding (if it is present and repairable) to be
done to Master Painters` Institute Specifications for a custom finish (one
prime coat and two top coats). Stucco to be cleaned using a gentle
method; washing with a low pressure hose soapy and a natural bristle
brush prior to priming. A new paint colour scheme to be selected by the
owner and heritage consultant, as approved by the City`s Heritage
Planner, reflecting a paint palette historically appropriate to the 1930`s
era of the house. All paint is to be acrylic exterior latex.
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6.0

CONCLUSION
The Albert and Sarah Pugh Residence, although modest, is a valued heritage building associated with
the residential development of the Glenbrooke North neighbourhood in New Westminster. This
Heritage Conservation Plan provides guidelines and recommendations to rehabilitate and extend
the life of the Pugh House. The Conservation Plan will be used to inform a proposed Heritage
Revitalization Agreement for the property.
The building interior will be renovated, however detailed information on upgrades to the interior is
beyond the scope of this Plan. Recommendations contained in the Heritage Conservation Plan
include the rehabilitation and restoration of character defining elements and significant
architectural features of the Pugh Residence. A minimal intervention approach is proposed for the
conservation work. Any new work to the exterior will respect the historic fabric and character of the
building. Once the conservation is complete, the Pugh Residence will be an asset to the Glenbrooke
North neighbourhood.

Maintenance Schedule
A maintenance plan for the Pugh Residence should be implemented by the property owner to
ensure the building`s long term protection. The plan should include a list of routine tasks such as
periodic inspections, non-invasive cleaning methods and minor repairs, identifying elements
needing replacement on an as needed basis. It is recommended that a list of routine activities be
recorded and a log kept recording dates when actions were completed. The log could also include
receipts, photographs, an inspection checklist and commentary on the maintenance plan.

Heritage Reviews
A heritage professional should be retained to review and comment on the heritage conservation
work detailed in this Heritage Conservation Plan to ensure its conformity with the Parks Canada©
Standards and Guidelines. Specific areas to be considered for review could include treatment of the
leaded glass, possible metal flashing over the wood frame windows, the proposed historic paint
schedule for the house as well as the concrete stair treatment.
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Appendix E
Applicant’s Rationale Letter
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City of New Westminster
Re:

Design Rationale Statement
Albert & Sarah Pugh Residence
632 Second Street, New Westminster BC
Year Built 1937

New Westminster Official Community Plan on Heritage
Goal:

New Westminster was a strong sense of historical identity, and it values, promotes and protects
it heritage.

Policies: Indentify and recognize physical heritage as a key component of the City’s distinct character.
Retain and protect heritage assets city wide.
Manage heritage and the City’s narrative within a context of change.
Conservation Facilitated By Infill
The proposal is to conserve the heritage value of the site and streetscape by preserving the character
defining elements of the Pugh House and site, and introducing an infill house that is compatible with the
site’s and Glenbrook neighborhood’s heritage character. In this way the HRA allows the community and
/ immediate neighborhood to gain a protected heritage asset as well as a new home of similar scale and
design to be built to compliment neighborhood form and character. The Pugh House will be renovated to
create a secondary suite. The infill house will be built with a fully handicap accessible self contained
suite. The surrounding moderate grades of the neighborhood make everyday needs accessible with transit
and shopping within reasonable distance.
Simple Gable House Forms
The development features an infill house with traditional gable dormer and ancillary shed dormer for
secondary roofs, in emulation of the current existing homes, which possess the same form and character
and therefore keep the streetscape change on this very visible corner to a minimum.
Traditional Materials And Detailing
The aluminum siding will be removed from the Pugh House and taken back to the original pebble dash
stucco and be restored and painted with historical paint palette.
The doors and windows will be retained and restored in keeping within the heritage conservation plan.
The infill house will have a mixture of Circa 1937 materials consisting of smooth siding, wall shingles
and traditional front porch detailing commonly seen in the neighborhood.
Accommodation Of Parking On Site
In order to satisfy City of New Westminster requirements for secondary suite parking one space each has
been created on the side of the homes to satisfy this condition.
Character Of The Infill House
The house is significant historical evidence of the development of the North Glenbrook area of New
Westminster in the early 20th century; the infill house in its detailing is to employ a pitched roof from and
similar materials, trim, and detailing for compatibility.

Page 216 of 263

Appendix F
Site Layout and
Architectural Drawings
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Appendix G
Engineering Services Memo
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Appendix H
Public Consultation
Summary Report
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Corporation of the City of

^NEW WESTMINSTER

Advisory Planning Commission
#

Correspondence received re:
632 Second Street
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Priya Bal
From:
Sent:
To:
Subject:

julia goulden <juliagoulden@me.com>
Wednesday, April 03, 2019 12:04 PM
Dilys Huang
comment on the 632 2nd st. site

I tried to send this message through the pinpost email address as listed on the Notice of Advisory Planning
Commission Meeting, but it was returned to me as not able to deliver. Could you please ensure that my
comments are included in the decision making process as i am not able to attend the meeting on Apr. 16 at
6:30pm. Thank you.

From: julia goulden <juliagoulden@me.com>
Subject: 632 2nd St. reaction
Date: April 3, 2019 at 11:57:36 AM PDT
To: pinpost@newwestcity.ca
I am not concerned that a second house of comparable size (not a large sized house) be built on the existing lot.
I can also agree to one secondary suite of moderate size (2 bedroom max.) but I am not in favour of 2 secondary
suites. I am not in favour of going from one domicile to four. To go to four means leaving very little green
space and also adds to more congestion on the street. In my experience rarely do we have one vehicle for each
unit, often there are multiple vehicles per unit. There is already a lot of street congestion when parents are
dropping off children for school and picking them up at the end of the school day. Since this is a long
established neighbourhood, I feel that densification must fit into the neighbourhood history. With densification
comes a loss of green space, which I am not in favour of going in that direction.

1
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