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ADVISORY PLANNING COMMISSION
Tuesday, April 16, 2019 at 6:30 p.m.
Council Chambers

MINUTES
VOTING MEMBERS PRESENT:
Christa MacArthur
- Chair, Community Member
Rebecca Bateman
- Community Member
Stephen Beasley
- Community Member
Ken Bourdeau
- Vice-Chair, Community Member
Darlene Carty
- Community Member
Margaret Fairweather
- Community Member (Departed at 8:17 p.m.)
Andrew Feltham
- Community Member
Tobi May
- Community Member
Melinda Michael
- Community Member
GUESTS:
Minder Bhullar
Robert Billard
Jaspal Randhawa

- Builder, 632 Second Street
- Billard Architecture
- Owner, 632 Second Street

STAFF:
Dilys Huang
Britney Quail
Janet Zazubek
Heather Corbett

- Planning Technician
- Heritage Planner
- Planning Analyst
- Committee Clerk

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

ADDITIONS TO AGENDA

1.1

There were no additions.
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2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of Tuesday, March 19, 2019
MOVED AND SECONDED
THAT the minutes of the March 19, 2019 Advisory Planning Commission meeting
be adopted.
CARRIED.
All members of the Commission present voted in favour of the motion

2.2

Adoption of the Minutes of Tuesday, January 15, 2019
MOVED AND SECONDED
THAT the minutes of the January 15, 2019 Advisory Planning Commission
meeting be adopted.
CARRIED.
All members of the Commission present voted in favour of the motion

3.0

INFORMATION PRESENTATIONS
There were no items.

4.0

REZONING

4.1

1002 – 1004 and 1006 – 1008 Third Avenue

HER00700

Britney Quail, Heritage Planner, and Janet Zazubek, Planning Analyst,
summarized the staff report dated April 16, 2019, regarding a Heritage
Revitalization Agreement (HRA) to allow the conversion of four unoccupied attic
spaces into loft bedrooms at the duplexes located at 1002-1004 and 1006-1008
Third Avenue. In exchange, the owner would undertake small-scale restoration
and legally protect both duplexes.
In response to questions from the Commission, Ms. Zazubek provided the
following information:
• The City’s Building Department reviewed the application as per the
standard process, particularly in regards to the Building Code for the stairs
and windows;
• The proposed attic spaces meet egress requirements through the use of
alternate compliance methods; and,
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• Attic spaces are not usually counted in FSR calculations as they are usually
less than four feet in height or non-accessible. This project would be
rendering the space accessible through the addition of a staircase.
Robert Billard, Billard Architecture, provided the Commission with a PowerPoint
presentation covering the following information:
• Details of the design of the attic additions; and,
• Details of the proposed skylights, which would be operable and sufficient
for egress.
In response to questions from the Commission, Mr. Billard provided the following
information:
• The required fire separation between the duplex units would be included as
per the BC Building Code;
• The proposed staircase has been reviewed by the City’s Building
Department, and would likely be acceptable by BC Building Code; and,
• No sprinklers would be required in the proposed attic spaces.
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:
• Appreciation was shown for retaining the heritage duplexes, particularly in
the Brow of the Hill neighbourhood; and,
• The application and use of the proposed renovation is straightforward and
will provide protection to the buildings.
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that Council approve the
proposed conversion, restoration and HRA at 1002 – 1004 and 1006 – 1008 Third
Avenue, as described in the staff report dated April 16, 2019.
CARRIED.
All members of the Commission present voted in favour of the motion.
Procedural Note: The Commission recessed from 6:47pm to 6:54pm.
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4.2

632 Second Street

HER00659

Britney Quail, Heritage Planner, and Dilys Huang, Planning Technician,
summarized the staff report dated April 16, 2019, regarding a Heritage
Revitalization Agreement (HRA) proposed for subdivision of the property at 632
Second Street into two parcels, as well as the construction of an infill house, and
relaxation of zoning provisions, in exchange for restoration and protection of the
1937 Pugh Residence.
Ms. Huang noted details of the site context and current zoning, parking and
vehicular access off Seventh Avenue, and public consultation conducted,
including an open house and a meeting with the Glenbrooke North Residents’
Association.
In response to questions from the Commission, staff provided the following
information:
• On direction from Council, the City is not currently supporting small lot
rezonings, but rather is focusing on infill programs through the OCP
implementation program. Therefore, without the proposed HRA, this
application would not normally be considered;
• If an HRA proposal was not being considered, the property owner would be
permitted to build a carriage house not exceeding 10% of the lot size under
the existing RS-1 zone;
• Due to the inclusion of an accessible parking space, the proposed parking
configuration consists of four off-street parking spaces, including three
parking pads and one parking space in the heritage house’s attached garage.
The previously proposed detached garage has been changed to a detached
workshop;
• The setback for the new house is proposed as the standard five feet from the
side property line. This is the standard setback from a side property line in
the RS-1 zone, regardless of where the neighbouring house is located on its
adjacent lot;
• A different building configuration on the lot was initially proposed in order
to provide more distance from the neighbouring house; however, it would
have worked contrary to the Engineering Services Department’s
requirement of one shared driveway access for the subject site;
• Minimization of access points and curb letdowns is a City priority within
the OCP and the Master Transportation Plan, especially in terms of
Greenways, and applies to both Second Street and Seventh Avenue;
• The proposed workshop is not included in the 0.66 FSR proposed for the
infill house, as detached accessory structures are permitted up to 10% of the
lot size and are not counted as part of the primary building’s FSR;
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• Consideration was given to locating the driveway on Second Street;
however, the Seventh Avenue access was deemed more suitable by
Engineering Services, due to the location of both a boulevard tree and a
utility pole on Second Street;
• If the heritage house was to be demolished rather than retained as part of an
HRA, the current zoning would permit a single detached dwelling with a
secondary suite, and a carriage house on the property, and two off-street
parking spaces would be required;
• Tree permit applications, and any necessary arborist reports, are required
when an HRA application is first submitted;
• Tree retention is negotiated in the site planning process in the same way as
heritage restoration and Engineering Services requirements;
• Arborist reports are not typically provided to the APC; however, in this
case, it was requested by members of the Commission; and,
• The Community Heritage Commission has reviewed this project, and draft
minutes from their meeting have been provided in the APC agenda
package.
Minder Bhullar, Builder and Jaspal Randhawa, Owner, reviewed the details and
reasoning for the project, covering the following information:
• Details of the history of the property;
• Proposed building features, such as colours, materials, and an accessible
suite in the basement;
• The importance to the builder of developing an infill house that reflects the
streetscape and is consistent with the surrounding neighbourhood;
• The benefits of the project, including site coverage not exceeding 30%,
consistency with the surrounding character homes’ designs, suitability for
the neighbourhood, addition of affordable housing and increase in density;
and,
• Community support had been received for the project.
The Chair called for any speakers from the public.
Fran Davies, resident, described the proposed setbacks of the project. She noted
that if even a garage is built on the property at the minimum setback requirement
(2 ft.), this would make access to her house for cleaning very difficult, in addition
to causing a reduction in light. Ms. Davies was also concerned about a fire hazard,
due to the proximity of the proposed infill house to her house and expressed
concern about the alignment of the proposed infill house’s windows with her
house. Ms. Davies also expressed concerns about the increase in vehicles that
would be generated by the proposed residences on the property and the impact
these would have on the greenway, where children often ride back and forth to
Herbert Spencer Elementary School.
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Robert Park, resident, expressed concerns about the increase in vehicles and
parking demand that this proposal would contribute to the adjacent streets, and
noted that these concerns were raised at the Residents’ Association (RA) meeting.
In addition, Mr. Park was concerned about the size and height of the proposed
infill house, and the proposed setbacks, noting that more clearance from the
adjacent house should be provided. Lastly, he noted that the existing house does
not have a significant amount of redeeming heritage value to justify the HRA.
The Chair noted that all correspondence from the public in regards to the
application had been included in the Commission’s agenda package.
Gary Edge, resident, noted that he had not observed significant support for the
project at the RA meeting. He was not appreciative of the perceived threat of the
alternative of building a large house, as the zoning would allow, and noted that
this proposal provides too much density and building mass on too small a
property.
Pat Chafe, resident, expressed concern about the proximity of the new house to
the neighbouring house, and the subsequent loss of light. He further noted that a
carriage house would have been more appropriate, as the proposal would provide
too much density for the lot, and an insufficient amount of greenspace. Lastly, Mr.
Chafe noted that the proposed density may mean that potentially eight cars could
have need to park and pull out into the street, and this would add to the dangerous
nature of the intersection for the schoolchildren, who tend to ride their bikes on the
sidewalk.
Michael Flirtell, resident, discussed the lack of parking on the street and
recounted his experience with a shared driveway, noting that two driveways for
this proposal would be preferable.
The Chair called a further two times for any comments from the public.
The Commission made the following comments in regards to the proposed
development:
• The proposal would provide a good combination of preservation of a
character house, with the provision of density, rental housing, and
affordability;
• The proposal would provide an increase in density in keeping with the built
character of the neighbourhood;
• The proposal makes good use of the lot, while keeping within property
lines and setbacks, and it appears to be smaller in height than the
neighbouring house;
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• In keeping with the City’s policies for density, the alternative to this
proposal would be a single detached dwelling with a secondary suite, and a
carriage house, which would likely bring as many vehicles;
• While the public’s safety concerns in regards to the greenway may be valid,
the greenway use is not the responsibility of the proponent, and the
provision of parking as per the City’s requirements has been satisfied;
• With respect to parking and driveways, one crossing provides a good
balance for trees, protection of the greenway and maintenance of street
parking; and,
• Reservations were noted concerning Engineering Services enforcing a
single driveway, resulting in a set site configuration, which does not fully
address the neighbours’ concerns.
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that Council approve the
subdivision, infill house, relaxations, restorations and other proposals, as
described in staff report dated April 16, 2019 with regard to 632 Second Street.
CARRIED.
Darlene Carty voted in opposition to the motion.
5.0

NEW BUSINESS
Commission members discussed the mandate of the Advisory Planning
Commission and the topics that the Commission is legally permitted to consider,
particularly in reference to trees and heritage issues.
Britney Quail, Heritage Planner, and Heather Corbett, Committee Clerk, suggested
that staff could provide clarification of the Commission’s concerns about purview
at a future meeting.

6.0

REPORTS AND INFORMATION
There were no items.

7.0

CORRESPONDENCE

7.1

Correspondence re 632 Second Street
MOVED and SECONDED
THAT the Advisory Planning Commission receive the on-table correspondence.
CARRIED.
Darlene Carty, Margaret Fairweather, Andrew Feltham and Tobi May voted in
opposition of the motion.
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8.0

NEXT MEETING

Tuesday, April 25, 2019 in Council Chamber, City Hall
9.0

ADJOURNMENT

ON MOTION, the meeting adjourned at 8:25 p.m.

Christa MacArthur
Chair
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ADVISORY PLANNING COMMISSION
Tuesday, April 25, 2019 at 6:30 p.m.
Council Chambers

MINUTES
VOTING MEMBERS PRESENT:
Christa MacArthur
- Chair/Community Member
Rebecca Bateman
- Community Member
Stephen Beasley
- Community Member
Darlene Carty
- Community Member
Margaret Fairweather
- Community Member
Tobi May
- Community Member
REGRETS:
Ken Bourdeau
Andrew Feltham
Melinda Michael

- Vice-Chair/Community Member
- Community Member
- Community Member

STAFF:
Lynn Roxburgh
Heather Corbett

- Senior Policy Planner
- Committee Clerk

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

ADDITIONS TO AGENDA
There were no additions.

2.0

ADOPTION OF MINUTES
There were no items.

3.0

INFORMATION PRESENTATIONS
There were no items.
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4.0

REZONING

4.1

315 & 326 Mercer Street

REZ00185

Lynn Roxburgh, Senior Policy Planner, summarized the staff report dated April
25, 2019, regarding a rezoning for 315 and 326 Mercer Street from Light
Industrial Districts (M-1) to Comprehensive Development zones, indicating that
the proposed rezoning would be consistent with the land use designations in the
Queensborough Community Plan and the Queensborough Eastern Neighbourhood
Node Master Plan.
In response to questions from the Commission, Ms. Roxburgh provided the
following information:
• The City is in the midst of examining the subdivision and development
control Bylaw which may address concerns about development projects in
Queensborough and their impacts on flooding. Ms. Roxburgh indicated that
further information could be supplied to the Commission on the current
status of this Bylaw;
• It is anticipated that the M-1 properties within the Master Plan area would
be rezoned in due course;
• The current focus of transit improvements in the area is on increasing
frequent transit routes on Ewen Avenue and near to the Queensborough
Bridge;
• It is expected more frequent service would be forthcoming in the Eastern
Neigbourhood Node and Port Royal in the future, but likely not at the
frequent transit level.
The Chair called three times for any speakers from the public and none came
forward.
The Commission commented that the proposed rezoning meets the goals of the
Community Plan for the area.
MOVED and SECONDED
THAT the Advisory Planning Commission recommend that Council approve the
proposed Zoning Bylaw Amendment for 315 and 326 Mercer Street from Light
Industrial Districts (M-1) to Comprehensive Development zones, in accordance
with the staff report of April 25, 2019.
CARRIED.
All members of the Commission present voted in favour of the motion.
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5.0

NEW BUSINESS
There were no items.

6.0

REPORTS AND INFORMATION
There were no items.

7.0

CORRESPONDENCE
There were no items.

8.0

NEXT MEETING
May 21, 2019 in Council Chamber, City Hall

9.0

ADJOURNMENT

ON MOTION, the meeting adjourned at 6:43 p.m.

Christa MacArthur
Chair
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Advisory Planning Committee

Date: May 21, 2019

From:

Michael Watson,
Development Planner

File:

Subject:

1935 Eighth Ave: Proposed Heritage Revitalization Agreement and
Heritage Designation Applications

HER00534
HER00535

RECOMMENDATION
THAT the Advisory Planning Committee receive this report for information.
EXECUTIVE SUMMARY

1.0

PURPOSE

This report provides information to the Advisory Planning Committee in regards to
applications for a Heritage Revitalization Agreement (HRA) and Heritage Designation.
The HRA would vary the existing zoning to allow the subdivision of the property and the
development a new infill house. In return, the applicants would agree to retain and restore
the exterior of the 1928 Munroe house and to place long-term legal protection on it. The
Advisory Planning Commission is being requested to provide a recommendation on the
applications to Council.
The applications were also previously presented to and supported by the Advisory
Planning Commission on April 19, 2016. However as changes were needed to the project
including the proposed driveway location and landscaping, the project is being presented a
second time to the Advisory Planning Commission.
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2.0

PROPOSAL

The applicants propose entering into a Heritage Revitalization Agreement (HRA) in order
to subdivide the subject property into two parcels and construct a new infill house on the
new lot, in exchange for exterior restoration and long term legal protection of the existing
heritage house. A Heritage Designation application would run concurrently with the
Heritage Revitalization Agreement application and would place legal long term protection
on the 1928 Munroe house currently located on site.
The HRA would vary the underlying Neighbourhood Single Detached Residential District
(NR-1) zoning to allow the subdivision and development. The variances required are
shaded in the table below.
Existing NR-1
Zoning
6,000 square feet
(557.4 sq. metres)

Minimum Site
Area
Floor Space
0.50
Ratio
Maximum Floor
0.40
Space Ratio Above
Grade
Maximum Upper
80%
Level Site Coverage
Minimum Number
1 space per dwelling
of Off-Street
unit
Parking Spaces

Proposed:
Heritage House
3,767 square feet
(350 square metres)

Proposed:
New House
2,927.78 square feet
(272 square metres)

0.61

No Variance

No Variance

0.5

No Variance

100%

1 space

No Variance

In addition the following the number of dwelling units on the sites would be limited as
indicated in the table below.

Maximum Number
of Permitted
Dwelling Units

Existing NR-1
Zoning
1 principal unit
1 secondary suite
1 detached accessory
dwelling unit

Proposed:
Heritage House

Proposed:
New House

1 principal unit
1 secondary suite

1 principal unit

Vehicular access to the site is located on Eighth Avenue at the eastern most edge of the
site. Given that Twentieth Street and Eighth Avenue are both classified as City Collector
roads, this was the only location in which site access could safely be provided.
An easement is proposed to be registered over the new parcel in favor of the heritage
house lot for both access and for encroachment of the second required parking space (for
the secondary suite). The parking requirements would therefore be satisfied for the project
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as a whole, although technically a variance is required. The proposed architectural
drawings are included in Appendix 5 of the draft HRA Bylaw attached to this report as
Appendix A.
3.0

POLICY AND REGULATIONS

3.1

Official Community Plan

Land Use Designation
The subject property is designated (RD) Residential Detached and Semi-Detached
Housing which is described as follows:
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 proposed development would comply with the (RD) Residential Detached and SemiDetached Housing land use designation.
3.2

Zoning Bylaw

The subject property is zoned Neighbourhood Single Detached Residential District (NR1). The intent of the NR-1 zone is to “allow single detached dwellings, secondary suites,
and laneway or carriage houses in the West End, Kelvin and Connaught neighbourhoods.”
The proposal would be required to vary the provisions of the NR-1 zone and an
application for a Heritage Revitalization Agreement is required.
3.3

Heritage Revitalization Agreements

A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City
and a property owner for the purposes of heritage conservation. In exchange for long-term
legal protection and exterior restoration, certain zoning relaxations, including an increase
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in density or smaller lot size, 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. Provisions for the local government to negotiate an HRA are set out in
Section 610 of the Local Government Act.
3.4

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.
 Create an application process that is clear.
 Establish a follow-up procedure to ensure that heritage conservation work is
completed as promised.
3.5

Heritage Designation

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 an HAP. Provisions for a municipality to place a
Heritage Designation Bylaw on a property are set out in Sections 611-613 of the Local
Government Act.
3.6

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.
4.0

BACKGROUND

4.1

Site Characteristics and Context

The subject property at 1935 Eighth Avenue is located in the West End neighbourhood
and on the border of the Connaught Heights neighbourhood. The site is located on the
north (uphill) side of Eighth Avenue at the north-east corner of Eighth Avenue and
Twentieth Street. The subject site slopes up from south to north and is not serviced by a
lane, currently taking access directly from Twentieth Street.
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The immediate neighbourhood is predominantly single-family residential. Across
Twentieth Street is a one storey commercial building and a two storey mixed use
(commercial and residential) building.
The lot sizes on the north side of Eighth Avenue adjacent to the proposal site are
predominantly 597.18 sq. metres (6,428 sq. ft.). The commercial lots across Twentieth
Street are developed at 0.83 and 0.55 FSR.
4.2

Proximity to Transit Service
Transit Service:

Project Distance

SkyTrain Station
(22nd Street Station)
Frequent Transit Network
(22nd Street Station)

315 metres / 1,030 ft.
315 metres / 1,030 ft.

The property is within walking distance of 22nd Street SkyTrain Station.
5.0

DISCUSSION

5.1 Heritage Value
The 1928 Munroe House has heritage value for its historic and cultural significance, in
particular its age and for its direct link to the continuing residential development of the
neighbourhood. In addition, the house has some aesthetic value for its intact bungalow
design. The house has a high level of integrity, both to the architectural style of the
building and for its original materials. These materials are proposed to be retained, and
restored, as part of the application. Given this, staff would consider the overall heritage
value of the home moderate to high. The house is worth conserving and qualifies for an
HRA.
5.2 Heritage Conservation and Restoration Work Proposed
The Heritage Conservation Plan, included in Appendix 2 of the draft HRA Bylaw attached
to this report as Appendix A, notes the extensive original materials on the house and
indicates that the materials are in excellent condition. As noted, the house requires modest
exterior restoration work. Particularly, of note, the exterior wood cladding and trim
requires stabilizing and possible replacement in some areas. Additionally, a redundant
chimney, which was not identified as a character defining element, is proposed to be
removed. Overall, the Heritage Conservation Plan represents best practice under the
Standards and Guidelines for the Conservation of Historic Places in Canada, as it calls for
minimal intervention and high levels of retention.
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When the City 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.
Although the benefits conveyed to the applicant through a subdivision would be relatively
substantial, the proposed application is considered reasonable given:





the heritage value of the house;
the high level of building integrity;
that the heritage conservation work propose is reflective of best practice; and
the proposed density (0.61 and 0.50FSR) is a relatively modest increase and well
within the range of densities anticipated for HRA projects.

The draft Heritage Revitalization Agreement and draft Heritage Designation Bylaw are
attached to this report as Appendix A and Appendix B respectively.
5.3 Vehicular Access and Off-Street Parking
Vehicular access would be provided by a shared driveway off Eighth Avenue at the east
end of the site. Given this site is at the corner of Eighth Ave and Twentieth St, both of
which are classified as City Collector roads, this was the only location in which access
could be safely provided. The applicant was also required to demonstrate that vehicles
could safely turn around on site so as not to back out onto Eighth Ave.
In regard to the number of parking spaces on site, practically, both properties would meet
the minimum required parking. The infill lot has the one required parking space located on
site. The heritage house lot would have two spaces as required - one space located on site
and the other space located straddling the property line shared with the infill lot. However,
a technical variance is required to recognize that the second parking space is not fully
located on site.
An easement would be required to be registered over the new parcel in favor of the
heritage house lot for access to parking spaces as well as to allow the second required
parking space (for the secondary suite) to straddle the shared property line and be located
partially on both properties.
The proposed access and parking has been reviewed and supported by the City’s
Transportation Division.
5.4 Trees and Landscaping
The applicant has proposed the removal of one protected tree (Firethron) which is located
within the footprint of the proposed infill house, and a protected hedge located along
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Eighth Avenue. The applicant has proposed three replacement trees (two Dawyk Beech
and a Ginko) and replacement hedges along Eighth Avenue (little leaf box – different
species than existing hedge) and as screening for the private outdoor spaces (Arborvitae).
City Arborists have reviewed the proposed landscape plan and development and advised
that the proposal has provided the required combination of replacement trees and hedge
length and that the selected plant species are appropriate for the locations proposed.
The replacement of the hedge along Eighth Ave is supported from a heritage conservation
perspective as it would be a lower hedge providing some privacy, but also ensuring the
protected home is an asset visible to the public from the street.
5.5 Usable Open Space
Usable open space has been provided for the three proposed units. Both the principal unit
and the secondary suite in the heritage home would have a delineated at grade private
outdoor space located on the west side of the lot (~16.8 square metres /180 square feet and
21.4 square metres / 230 square feet, respectively) in addition to space located in the front
yard (facing Eighth Ave) of the home.
The infill house would have a cantilevered second level deck (~11.2 sq. metres / 120 sq.
feet) at the rear of the home in addition to space located in the front yard (facing Eighth
Ave) of the home.
The provided open space would meet both the open space requirements for secondary
suites and the laneway and coach house design guidelines.
6.0

PUBLIC AND COMMITTEE CONSULTATION

The applicant held a public open house at the Unity in Action Church on March 22, 2016
and the application was also presented to the West End Residents’ Association on the
same evening following the open house.
The application was presented to and supported by the Community Heritage Commission
on February 9, 2016 and the following motion was passed:
THAT the Community Heritage Commission recommend support to Council for the
Heritage Revitalization Agreement at 1935 Eighth Ave
The application was also previously presented to and supported by the Advisory Planning
Commission on April 19, 2016. However as changes were needed to the project including
the proposed driveway location and landscaping, the project is being presented a second
time to the Advisory Planning Commission.
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Prior to presenting this revised proposal to the APC, the applicant delivered update notices
to all properties within 100 metres of the property to advise neighbours of the revisions to
the proposal and to invite feedback on those revisions. The applicant has advised that
notices were delivered to 83 addresses and that no responses were received. Staff also did
not receive any correspondence as a result of the distribution of notices.
6.0

PROCESS

6.1

Application Review Process

The application is progressing through the City’s development process. The following
steps have been completed to date:
1.
2.
3.
4.
5.
6.
7.

Report to Land Use and Planning Committee (LUPC) (January 18, 2016)
Applicant presentation to the Community Heritage Commission (February 9, 2016)
Developer-led Open House #1 (March 22, 2016)
Applicant presentation to the West End Residents’ Association (March 22, 2016)
Presentation to Advisory Planning Commission (April 19, 2016);
Applicant distribution of notice regarding project revisions (March 27 – 30, 2019)
Presentation to Advisory Planning Commission (WE ARE HERE);

Next Steps:
8. Report to Land Use and Planning Committee for Consideration of First and Second
Reading of Heritage Revitalization and Heritage Designation Bylaws;
9. Report to Council from LUPC for Consideration of First and Second Reading of
Heritage Revitalization and Heritage Designation Bylaws;
10. Public Hearing and Council consideration of Third Reading of Heritage
Revitalization and Heritage Designation Bylaws;
11. Completion of Adoption Requirements;
12. Council Consideration of Final Adoption of Heritage Revitalization and Heritage
Designation Bylaws;

Report Author,

Michael Watson,
Planner
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Appendix A:
Draft Heritage Revitalization Agreement Bylaw
No. 7846, 2019
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CORPORATION OF THE CITY OF NEW WESTMINSTER
HERITAGE REVITALIZATION AGREEMENT (1935 EIGHTH AVENUE)
BYLAW NO. 7846, 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 1935 Eighth
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 (1935 Eighth Avenue) Bylaw
No. 7846, 2019”.

Heritage Revitalization Agreement
2. The City of New Westminster enters into a Heritage Revitalization Agreement with the
registered owners of the property located at 1935 Eighth Avenue legally described as

3.

Legal Description:

BLOCK 12, NEW WEST DISTRICT, PLAN EPP63684 PARCEL A,
GROUP 1 (BEING A CONSOLIDATION OF LOTS 1 & 2, SEE
CA6308510)

PID:

030‐258‐260

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.
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PUBLIC HEARING held this ___ day of _____________, 2019.

READ A THIRD TIME this ___ day of ________________, 2019.

ADOPTED this ___ day of ______________, 2019.

Mayor

City Clerk
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SCHEDULE “A”
HERITAGE REVITALIZATION AGREEMENT (1935 EIGHTH AVENUE)
THIS AGREEMENT dated for reference the 1st day of June, 2019 is
BETWEEN:
LEMERLYN TECSON RAMOS and REYNALDO GAVINO ESQUIVEL JR., 1935
Eighth Avenue, New Westminster, British Columbia, V3M 2T2, as joint tenants
(together, the “Owners”)
AND:
CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal
Avenue, New Westminster, BC V3L 1H9
(the “City”)
WHEREAS:
A.

The Owners are the registered owners in fee simple of the land and all improvements
located at 1935 Eighth Avenue, New Westminster, British Columbia, legally described as
PID: 030‐258‐260, BLOCK 12, NEW WEST DISTRICT, PLAN EPP63684 PARCEL A, GROUP 1,
(BEING A CONSOLIDATION OF LOTS 1 & 2, SEE CA6308510) (the “Land”);

B.

There is one principal building situated on the Land, known as the Andrew Percy Munroe
House (the “Heritage House”), which is shown on the site plan attached as Appendix 1 (the
“Site Plan”);

C.

The Owners wish to restore and rehabilitate the Heritage House;

D.

The Owners intend 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;

E.

If the proposed subdivision of the Land is approved by the City’s Approving Officer, the
Owners intend to construct a new residential building (the “New House”) on that portion
of the Land labeled on the Site Plan as “Proposed Infill House”;

F.

The City and the Owners agree that the Heritage House has heritage value and should be
conserved;

G.

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;
Page 24 of 168

4
H.

The Owners 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 House 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 Owners and the City each covenant with the other pursuant to
Section 610 of the Local Government Act as follows:
2

Heritage Designation
1.

3

The Owners irrevocably agree to the designation of the Heritage House as protected
heritage property, in accordance with Section 611 of the Local Government Act, and
release the City from any obligation to compensate the Owners in any form for any
reduction in the market value of the Land, the Heritage House, or the New House that may
result from the designation.

Conservation of Heritage House
2.

Promptly following the date on which the Owners deposit the Subdivision Plan in the Land
Title Office, the Owners shall commence and complete the preservation, rehabilitation, and
restoration of the Heritage House (the “Work”) in strict accordance with the “Conservation
Plan” prepared by Birmingham & Wood, Architects and Planners, and dated December 1,
2015 and revised on April 11, 2019, a copy of which is attached as Appendix 2 (the
“Conservation Plan”).

3.

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

4.

The Owner shall 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.

5.

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 to the Heritage House if the work that
the Owner wishes to undertake is not in accordance with the Conservation Plan.

6.

The Work shall be done at the Owners’ 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” Second Edition, published by Parks Canada in 2010.

7.

The Owner shall erect throughout the course of the Work, a sign of sufficient size and
visibility to effectively notify contractors and tradespersons entering onto the Lands that
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the Work involves protected heritage property and is being carried out for heritage
conservation purposes.
8.

The Owners shall, at the Owners’ sole expense, engage a member of the Architectural
Institute of British Columbia, 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 9 of this Agreement.

Responsibilities of the Registered Professional
9.

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;

(b)

supervise the Work and ensure compliance of the Work with the Conservation Plan
in Appendix 2;

(c)

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

(d)

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

(e)

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

Damage to or Destruction of the Heritage House
10.

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

11.

If, in the opinion of the City, the Heritage House is completely destroyed, the Owners shall
construct a replica, using contemporary material if necessary, of the Heritage House that
complies in all respects with the Conservation Plan in Appendix 2 and with City of New
Westminster Zoning Bylaw No. 6680, 2001, as varied by this Agreement, after having
obtained a heritage alteration permit and any other necessary permits and licenses.

12.

The Owners shall use their best efforts to commence and complete any repairs to the
Heritage House, or the construction of any replica building, with reasonable dispatch.
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If the Heritage Hall is damaged during the course of construction of the New Buildings, the
City may, notwithstanding that a final inspection may be issuable under the City’s zoning
and building regulations and the BC Building Code, withhold a final inspection applied in
respect of the New Buildings or the new townhouses within the Heritage Hall, if the Owner
has not repaired the damage to the satisfaction of the Director of Development Services.

4

13.

The Owners shall carry out the Work with respect to the Heritage House and construct the
New House in strict accordance with the design plans and specifications prepared by
Birmingham & Wood, Architects and Planners, dated January 24, 2018, 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. The Owners agree 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 House if the work that the Owners wish to undertake is not
in accordance with the Approved Plans.

14.

Prior to commencement of the construction of the New House, the Owners shall obtain
from the City all necessary permits and licenses.

15.

The Owners agree 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 House if the work that the
Owners wish to undertake is not in accordance with the Approved Plans.

Variances to City’s Zoning Bylaw
16.

5

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

Timing and Phasing of Work
17.

The Owners 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 on which the Owners deposit the Subdivision Plan in the Land Title Office.

18.

The Owners shall not construct the New House on the Land until the Owners have
completed the Work in respect of the Heritage House, to the satisfaction of the Registered
Professional and the City’s Director of Development Services.

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 House if the Owners have not completed the Work in respect of the
Heritage House.
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No Separate Sale of New Parcels
20.

The Owners 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 Owners covenant and agree not to transfer
separately the parcels created by the Subdivision Plan until the Owners have complied with
the requirements of this Agreement for the preservation, restoration, and rehabilitation of
the Heritage House, to the satisfaction of the City’s Director of Development Services.

21.

The City shall execute and deliver to the Owners a discharge of the covenant described in
section 20 above on the request of the Owners if the Owners have complied with the
requirements of this Agreement for the preservation, restoration, and rehabilitation of the
Heritage House and wish to transfer the parcel containing the Heritage House separately
from the other parcel charged by the covenant, and have provided the Certification of
Compliance described in section 5(d) above in respect of the Heritage House.

Inspections
22.

Upon request by the City, the Owners shall advise or cause the Registered Professional to
advise the City’s Development Services Department, Planning Division, of the status of the
Work, and, 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 Owners are fully
observing and performing all of the restrictions and requirements in this Agreement to be
observed and performed by the Owners.

23.

The City may, notwithstanding that such an inspection may be issuable under the City’s
zoning and building regulations and the BC Building Code, withhold an inspection if the
Owner has not completed the Work in respect of the Heritage House as set out in the
Conservation Plan, to the satisfaction of the Registered Professional and the City’s Director
of Development Services.

24.

The City may, notwithstanding that such an inspection may be issuable under the City’s
zoning and building regulations and the BC Building Code, withhold an inspection if the
Owner has not constructed the New House as set out in the Approved Plans, to the
satisfaction of the Registered Professional and the City’s Director of Development Services.

Ongoing Maintenance
25.

Following completion of the Work, the Owners shall maintain the Heritage House in good
repair in accordance with the Conservation Plan and the maintenance standards set out in
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 Owners shall continue to maintain the building to the
standards that applied under Bylaw No. 7971 immediately prior to its repeal.
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Conformity with City Bylaws
26.

10

No Application to Building Interiors
27.

11

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

Statutory Authority Retained
29.

13

Unless otherwise stated in this Agreement or set out in the Conservation Plan, the terms
and conditions of this Agreement respecting the Heritage House 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.

Future Alterations
28.

12

The Owners acknowledge and agree 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 House, 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
30.

The Owners hereby release, indemnify and save 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 Owners of any term or provision
of this Agreement, or by reason of any work or action of the Owners in performance of
their obligations under this Agreement or by reason of any wrongful act or omission,
default, or negligence of the Owners.

31.

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 Owners 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 Owners 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 Owners with the restrictions or requirements in this Agreement
or with any other term, condition, or provision of this Agreement.
14

No Waiver
32.

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.

Enforcement of Agreement
33.

The Owners acknowledge that it is an offence under Section 621(1)(c) of the Local
Government Act to alter the Land or the Heritage House 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.

34.

The Owners acknowledge 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 Owners pursuant to this Agreement and Section 617 of the
Local Government Act, punishable in the manner described in the preceding section.

35.

The Owners acknowledge that, if the Owners alter the Land or the Heritage House in
contravention of this Agreement, the City may apply to the British Columbia Supreme
Court for:

36.

(a)

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

(b)

an order that the Owners undertake compensatory conservation work on the Land
or the Heritage House, or both;

(c)

an order requiring the Owners 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
Owners.

The Owners acknowledge 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 Owners’ 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
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recover the cost from any security that the Owners has provided to the City to guarantee
the performance of the terms, requirements or conditions of the permit, or both.
37.

The Owners acknowledge 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.

38.

The City may notify the Owners in writing of any alleged breach of this Agreement and the
Owners shall have the time specified in the notice to remedy the breach. In the event that
the Owners fail 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.
16

Interpretation
39.

17

Headings
40.

18

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

Number and Gender
42.

20

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
41.

19

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

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
43.

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 Owners under this Agreement.
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Successors Bound
44.

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.

IN WITNESS WHEREOF the Owners and the City have executed this Agreement as of the date
written above.
Signed, Sealed and Delivered in the )
presence of:
)
)
)
Name
)
)
)
Address
)
)
)
Occupation
)
)

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

Mayor:

City Clerk:

LEMERLYN TECSON RAMOS

REYNALDO GAVINO ESQUIVEL JR.

)
)
)
)
)
)
)
)
)
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APPENDIX 1
SITE PLAN
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APPENDIX 2
CONSERVATION PLAN
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1.

HISTORICAL RESEARCH

1935 Eighth Avenue
Construction date: 1928 (Nov 13)
Builder/Owner: Andrew Percy Munroe
Andrew Percy Munroe was born in Ontario in 1883. He joined the Canadian
military in 1915 to fight in WWI. Together with wife Jessie, he moved to
Saskatchewan to farm. The family was in Montmarte, Saskatchewan for the
1921 census. Probably as part of a large migration from difficult economic
conditions in Prairies to booming BC in the 1920s, the family moved to New
Westminster. In 1926 they lived at the newly built 725 20th street near 8th
Ave in New Westminster, just a few houses away from 1935 8th Ave. On
November 13th, 1928, Andrew P. Munroe applied for a water hook-up for
a new house at 1935 Eighth Avenue. The family lived here for 6 years and
Andrew worked as a driver. In 1935 they moved to Vancouver, Washington
where they had bought a farm. In the 1940s US census they were listed
as owning a farm in Ellsworth, near Vancouver, Washington with they lived
with their four children. Andrew Munroe died in Oregon State.
Historic Context for the block and area:
The West End neighbourhood was developed in the 1920s and 30s, fuelled
by the economic and demographic growth of those decades 1 . Prior to
1920, this area of New Westminster had very few remote homes and was
mostly orchard and farm land one passed through on the Interurban tram
on the way to Vancouver. The land was subdivided in the interwar years
to accommodate needed, new housing and lots were sold at much lower
prices than in the older, established parts of the city. Bounded on the east
by the 12th Street streetcar line, which linked New Westminster’s upper
suburban district to the lower neighbourhoods, downtown and waterfront
industry, this high area of town was also attractive for its distance from
the industrial expansion at the Fraser River, which quickened in the mid
1920s, negatively effecting the older neighbourhoods in the southeast part
of the city 2 . Most of the development here was concentrated between 6th
and 8th Avenues.
The popularity and achievability of the private automobile helped establish
blocks in this neighbourhood that were not right on streetcar lines, such
as 8th Avenue west of 12th Street where this house is located. Driving
especially took off in this decade thanks to the paving of the Canadian
portion of the Pacific Highway (1923) connecting to the US via the newly
constructed Peace Arch (1921) at the border.

Original and existing
exterior details

In the two years between 1927 to 1929 over 500 new homes were built in New
Westminster during the ‘bungalow boom’. The West End neighbourhood, a
popular choice for middle-class families, was first nicknamed “Honeymoon
Heights” for the many returning WWI soldiers who built homes here to raise
their families. So may new families settled here that residents presented
the Parks Commission with a petition in 1929 requesting a playground
in the area. The Depression delayed these plans for almost ten years.
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In 1936 , a church was built across the street at 1932 Eighth Avenue
to serve the large community 3 . In 1938, as the local economy began to
recover, the West End had an estimated population of 5,000. A school was
built for the local children in 1937, Lord Tweedsmuir Elementary School,
located at 1714 Eighth Ave. The land for a West End district park was set
aside by Council in 1937 (in the lower western corner of the West End
bordered roughly by 20th Street and sixth Ave) and formally named “WestSide Park” by the Parks Commission in 1940. Westside Park was renamed
Grimston Park in 1955 in memory of Douglas G. Grimston, a longtime
Parks Commission chair.
In 2012 the West End Resident’s Association executive came up with a
tri-coloured, three-humped art deco street sign design to reflect the 1930s
origins of the neighbourhood, inspired by the Art-Moderne Metro Theatre
on 12th Street.
Residents at 1935 Eighth Avenue:
In 1927, there were only three houses on the two blocks between 18th
and 20th Streets, the Amy house at 1929 Eighth, dating back to 1913, and
1901 and 1800 Eighth Avenue, the two first bungalows to be built in 1926.
By 1930 there were eight houses in these two blocks. 4
1929-1935: Andrew P & Jessie Munroe (driver)
1936: Mrs. Rhoda E Kelley
1937-58: Howard H & Una E Calvert (In 1956-7 Una was a nurse with 		
New Westminster Nursing Services)
1959: Lloyd G & Eleanor P Gabrielson (mechanic with Pacific Coast
Terminals )
1960-62: Mrs. Una E Calvert (nurse, New West City)
1963-75: Edward C & Hilda Lord (engineer/foreman with Pacific Coast
Terminals) Una still a nurse in1963 no address given. In 1964 not
in directory. 5
In 1965 8th Avenue continued down 21st and 22nd Streets.
1976: vacant
1977: no return
1978-83: Terry H & Linda Robotham (hairdresser at Crimpers)
1984: no return
1985: J W Cowie
1986-88: A Kutlas
1989-1990: no return
1991: Bill Tsapas
1992: Roy Bradford, Brian Baker
1993-94: Martin Pratt, Roy Bradford
1995: Thomas Hills
1996: Shills Trucking, J Allan, D Rogers
1997: R Klukas, L Lebedoff, Hugh Roberts
1998: Shills Trucking, J Martin
1999: Shills Trucking, Larry Dobson
2000-2001: Shills Trucking, Ramos Lemerlyn
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___________________________
1 The house is located on the border between the West End and Connaught Heights

neighbourhoods but is technically in the West End. This is the second West End
neighbourhood in New Westminster, the first being lower 12th Street, only going as
far north as 6th Ave (today’s Brow of the Hill). Today, the West End neighbourhood is
bounded by 6th Ave in the south and 10th Ave in the north. Twelfth Street in the east
and 20th Street in the West.
2 Twelfth Street was the location of the Interurban route to Vancouver from 1893 to 1912.
In 1912, the Interurban was diverted through the Connaught Hill cut-off which was a
less steep route. This diversion helped improve the accessibility to New Westminster’s
upper western lands (to become the West End and Connaught Hill neighbourhoods
in the interwar years). A local streetcar line remained on 12th Street, which helped
maintain and develop the commercial strip along the street which is also the West
End’s eastern border.
3 An interesting building is the St. George Romanian Orthodox Church across the street
at 1932 Eighth Ave. This is a 1936 church building built by the Anglican Diocese of
New Westminster, in 1940 it appears for the first time as St. James Community Hall.
In 1941-45 it is the West End Hall. In 1949 it is the St. James Hall and in 1955 the
St. James Anglican Church. At some point it was taken over by the Catholic Church
Iglesia Ni Cristo which operated here in the 80s. In 1989 it was taken over by the
current Romanian Orthodox Church, and many eastern European names are reflected
in the directory listings for the last few decades (at 1935 Eighth Kutlas and Tsapas for
example), probably due to this congregation.
4 P Amy lived at 1929 Eighth Avenue from 1913-1969. This Craftsman home is obviously

earlier in style than the dominant 1930s stock on these blocks.

5 Two residents of this house are associated with Pacific Coast Terminals Ltd., a cargo
company founded in 1929, which operated at the current site of New Westminster
River Market (Quay). The massive cargo terminal and port were supported in part by
the City of New West-minster and the Dominion Government. The company mostly
handled rail cargo such as apples, wood and refrigerated food and transferred it onto
ships for export. It is a symbol of interwar waterfront industry in New Westminster at
the height of its activity. The company transferred to Port Moody in 1960 and is still
operating today.

Resources:
Freund-Hainsworth, Katherine & Hainsworth, Gavin. A New Westminster
Album: Glimpses of the City as it was. Westminster Neighbourhoods, pg 42
Granger, Grant. April 3, 2012. New Westminster neighbourhood’s street signs
topped with an art deco touch. BC Local News.
New westminster Heritage Resource Inventory, Vol 3. 1986. City of New
westminster & BC Heritage Trust
New Westminster West End Resident’s Association website
Spencer, Kent. Dec 22, 2013. St. George Romanian Orthodox Church. The
Province Newspaper.
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2.

STATEMENT OF SIGNIFICANCE

Andrew Percy Munroe House
1935 Eighth Avenue
New Westminster, B.C.
1928

Description of the Historic Place
The Andrew Percy Munroe House is wood-sided one-and-a half-storey house with a gable roof
situated on the northeast corner of Eighth Avenue at Twentieth Street, hidden from Eighth Avenue
by a tall evergreen hedge. The property is at the extreme southwest corner of the West End
neighbourhood in New Westminster, B.C.
Heritage Value
The Andrew Percy Munroe House is important for its historical and cultural values, and for its
aesthetic values as a relatively intact example of houses in the area constructed in the late
1920s in New Westminster.
The house is significant historical evidence of the development of the westernmost neighbourhoods
of New Westminster in the 1920s, following the relocation of the interurban line between New
Westminster and Vancouver to the gentler-sloped Connaught Hill right-of-way from the steepersloped Twelfth Street line, and following the general upturn in the local economy and settlement
of veterans from the Great War. The topography of the site is of historical significance – the
ground plane being above the adjacent streets – for marking the city’s ongoing mitigation of
steep arterial road gradients on this slope down to the Fraser River.
The house is aesthetically significant for being typical in form and scale of single-family
dwellings constructed in the area in the 1920s on orchard lands, and for its siting tight to the
road intersection. It is also important for its original room layout and many interior finishes. The
house’s framing, those portions of siding and trim that are original, and the door and window
details all typify building practices of the late 1920s in the area.
The Andrew Percy Munroe House is culturally significant as evidence of the suburban spread of
urban New Westminster into adjacent farmland and bush.
Character-defining Elements
•
•
•
•
•
•
•
•
•

Siting of the house on the property in the quadrant nearest the intersection
Original topography
1-1/2 storey gable main roof form, with ancillary shed and gable roof forms
Original chimney
Original room layout doors and casings, flooring, and finishing
Original or early bay on west face of house at south corner
Wood siding and trim (likely from later 20th Century)
Original double-hung painted wood windows and doors
Early windows and trim
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3.

DESIGN RATIONALE

Andrew Percy Munroe House
1935 Eighth Avenue
New Westminster, B.C.
1928

Conservation facilitated by Infill
The proposal is to conserve of the heritage value of the site by largely preserving the characterdefining elements of the Munroe House and site, and by introducing an infill house that is
compatible with the site’s and neighbourhood’s heritage character. In this way the owners are
able to remain living on site and realize the full potential of the property, and the community
gains a protected heritage asset. The Munroe house remains a two-unit house: a main unit plus
secondary suite. The Infill house is a single-family residence.
Simple gabled house forms
The development features an infill house with a traditional gable roof and ancillary shed and
gabled dormers or secondary roofs, in emulation of the Munroe House, which possesses a
strong gable-roof form with ancillary shed and gable roofs.
Traditional materials and detailing
The wood cladding, trim, doors and windows of the Munroe House are being retained; the Infill
house uses matching material detailed so as to be in keeping with the Munroe House and the
traditional detailing commonly seen in the neighbourhood.
Accommodation of parking on site
In order to satisfy City of New Westminster requirements for access to off-street parking on both
proposed properties, a new driveway is located between the Heritage and Infill houses, accessed
off 8th Avenue, serving 3 parking spaces at the rear (north) end of the lots.
Character of the Infill House
The house is significant historical evidence of the development of the western-most neighbourhoods
of New Westminster in the early 20th Century; the Infill house in its detailing is to employ a
pitched roof form and wood siding and trim materials and detailing for compatibility.
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4.

CONSERVATION STANDARDS AND GUIDELINES

4.1

Standards and Guidelines for the Conservation of Historic Places in Canada

Conservation of the Percy Munroe House is guided by the Standards and Guidelines
for the Conservation of Historic Places in Canada, the nationally recognized document
for assessment and guidance on physical interventions to historic buildings, structures
and landscapes. Conservation terminology used in this document is in accordance with
definitions set out in the Standards and Guidelines.
Andrew Percy Munroe House Conservation: REHABILITATION
The conservation of the house is best described as a rehabilitation: the action or
process of making possible a continuing or compatible contemporary use of the historic
house. The period to respect is the early decades of the house’s existence, and the
later re-siding and trimming of the house in compatible materials. The faux shutters
flanking the window openings detract from the an appreciation of the heritage building;
and are of no heritage value.
The rehabilitation includes some exterior preservation work (maintaining and stabilizing
existing exterior wood cladding, trim), with the redundant character-defining chimney
removed, rather than recreating a faux brick chimney.
In accordance with the Standards and Guidelines’s additional standards relating to
rehabilitations, the following approaches have been assumed for conserving the heritage
value of the house:
Standard 2:
Conserve changes to an historic place that, over time, have become character-defining
elements in their own right.
Standard 10 (paraphrased):
• Original and early building character-defining elements are to be repaired where
possibl e, rather than replaced
• Where sufficient physical evidence exists for missing details or material beyond
repair, replace with new matching material with matching detailing
• Where sufficient physical evidence does not exist for missing details or material
beyond repair, replace with new compatible material with compatible detailing
4.2

General Conservation Strategy and Recommendations

The general strategy is to make very few changes to the heritage building, as it is
in good condition, and with only a very few alterations required for its continued
use and residential building.
4.2.1 Retention of chimney
The chimney is to be retained; re-point if current mortar condition indicates it is needed.
4.2.2. Roof
The roof framing is sound for existing loadings. The original rafters and strapping will
be largely intact. No repairs seen as necessary at this time.
4.2.3 Roof fascia boards, barge-boards, and soffit boards
The original and/or early existing material appears to be in place and in acceptable condition.
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Close inspection of the various boards at the time of construction of the project will help
determine whether individual board replacement is indicated due to material disrepair.
The goal is to save as much as possible the original material in place.
4.2.4 Chimney
Note that the simple brick chimney has been judged to be a character-defining element
for its contribution to the traditional roofscape. The chimney and associated fireplaces
are being retained down through the house.
4.2.5 Cladding
The siding appears to be a replacement siding done in the latter half of the 20th Century.
But because it is compatible in material and form with the original design of the house,
it is listed as a character-defining element, and is to be conserved in situ.
4.2.6 Trim boards, corner boards, water tables. band boards
The trim boards in general appear to be a replacement material done in the latter half
of the 20th Century. But because it is compatible in material and form with the original
design of the house, it is listed as a character-defining element, and is to be conserved
in situ.
The faux shutters on either side of all window openings detract from the characterdefining elements of the exterior, and it is recommended that they be removed.
4.2.7 Wood Windows
The conservation approach is to retain the original wood windows, and to replace later
windows with single hung wood windows in keeping with the original double hung wood
windows.
4.2.8 Wood Doors
The existing doors - including the front door - are likely from the later half of the 20th
Century, and because they are in keeping with the character of the building, are to be
retained.
4.2.9 Landscaping
The existing evergreen
Avenue and Twentieth
lower height (in order
not advisable, then its
visibility.

hedging is important as a buffer between the busy streets Eighth
Street. It is recommended that the hedge be maintained at a
to see the house from the street) or, if lowering the hedge is
replacement with a new hedge, maintained at a height to allow
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5.

SITE PHOTOGRAPHS
1928 original construction

West (20th Street) Facade showing original 1928 form including bay window; later compatible siding and trim; incompatible faux shutters.

View of Front (Eighth Avenue) Facade elements, including
character-defining ancillary gable roof over entrance.

East Facade showing original form and compatible later siding and trim, and incomptible faux shutters. Original double
hung wood windows visible in upper floor.

Original interior details: floors, plaster walls, wood doors and
trim, original door hardware.
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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 1935 Eighth Avenue
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 1935 Eighth Avenue
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
APPROVED DESIGN PLANS
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APPENDIX 6
VARIATIONS TO ZONING BYLAW NO. 6680, 2001

Neighbourhood
Residential Dwelling
District (NR‐1)
Requirement/Allowance

Lot with Heritage House
(West Lot)

Lot with New House
(East Lot)

6,000 square feet
(557.4 square metres)

3,767 square feet
(350 square metres)

2,938.55 square feet
(273 square metres)

Maximum Floor
Space Ratio

0.50

0.61

No variance

Maximum Floor
Space Ratio Above
Grade

0.40

No variance

0.50

Maximum Upper
Level Site Coverage

80%

No variance

100%

1 space per dwelling unit

1 space

No variance

Minimum Site Area
(Gross)

Minimum Number
of Off‐Street
Parking Spaces
Maximum Number
of Permitted
Dwelling Units

1 principal unit
1 secondary suite
1 detached accessory
dwelling unit

1 principal unit
1 secondary suite

1 principal unit
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APPENDIX 7
NO SEPARATE SALE COVENANT
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TERMS OF INSTRUMENT – PART 2
SECTION 219 COVENANT – NO SEPARATE SALE OF SUBDIVIDED PARCELS
THIS AGREEMENT dated for reference the ____ day of _______________, 20___ is
BETWEEN:
LEMERLYN TECSON RAMOS and REYNALDO GAVINO ESQUIVEL JR., 1935
Eighth Avenue, New Westminster, British Columbia, V3M 2T2, as joint
tenants
(together, the “Owners”)
AND:
CORPORATION OF THE CITY OF NEW WESTMINSTER, City Hall, 511 Royal
Avenue, New Westminster, British Columbia, V3L 1H9
(the “City”)
WHEREAS:
A.

The Owners are the registered owners in fee simple of those lands in New Westminster,
British Columbia legally described as NO PID, _______________________ and NO PID,
_______________________ (together, the “Lands”);

B.

Pursuant to a Heritage Revitalization Agreement between the City and the Owners,
dated for reference June 1, 2019 (the “HRA”), the Owners are required to deposit in the
Land Title Office, concurrently with the subdivision plan creating the Lands as separate
fee simple parcels, a covenant under s.219 of the Land Title Act in favour of the City, by
which the Owners covenant and agree not to transfer separately the Lands until the
Owners have complied with the requirements of the HRA for the preservation,
restoration, and rehabilitation of the Heritage House (as defined in the HRA);

C.

Section 219 of the Land Title Act (British Columbia) provides that there may be
registered as a charge against the title to any land a covenant in favour of a municipality
in respect of the use of land, the use of a building on or to be erected on land, or that
parcels of land designated in the covenant are not to be sold or otherwise transferred
separately;

NOW THEREFORE in consideration of the sum of $10.00 now paid by the City to the Owners and
other good and valuable consideration, the receipt and sufficiency of which the Owners hereby
acknowledge, the parties covenant and agree pursuant to Section 219 of the Land Title Act
(British Columbia) as follows:
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1.

Lands Not to be Separately Sold or Transferred – The Lands shall not be sold or
otherwise transferred separately.

2.

Discharge – The City shall, at the written request of the Owners, execute and deliver to
the Owners a registrable discharge of this Agreement but only if the City has
determined, in its sole and unfettered discretion, that the Owners have completed and
complied with all requirements in the HRA for the preservation, restoration, and
rehabilitation of the Heritage House by the deadlines set out therein.

3.

Notice – All notices and other communications required or permitted to be given under
this Agreement must be in writing and must be sent by registered mail or delivered as
follows:
(a)

if to the Owners, to the address shown on the Land Title Office title search to the
Lands,

(b)

if to the City, as follows:
City of New Westminster
511 Royal Avenue
New Westminster, BC, V3L 1H9
Attention: Heritage Planner

Any notice or other communication that is delivered is considered to have been given
on the next business day after it is dispatched for delivery. Any notice or other
communication that is sent by registered mail is considered to have been given five days
after the day on which it is mailed at a Canada Post office. If there is an existing or
threatened strike or labour disruption that has caused, or may cause, an interruption in
the mail, any notice or other communication must be delivered until ordinary mail
services is restored or assured. If a party changes it address it must immediately give
notice of its new address to the other party as provided in this section.
4.

Interpretation – In this Agreement:
(a)

reference to the singular includes a reference to the plural, and vice versa, unless
the context requires otherwise;

(b)

article and section headings have been inserted for ease of reference only and
are not to be used in interpreting this Agreement;

(c)

reference to a particular numbered section or article is a reference to the
correspondingly numbered section or article of this Agreement;

(d)

reference to the “Lands” or to any other parcel of land is a reference also to any
parcel into which those lands are subdivided or consolidated by any means
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(including the removal of interior parcel boundaries) and to each parcel created
by any such subdivision or consolidations;
(e)

if a word or expression is defined in this Agreement, other parts of speech and
grammatical forms of the same word or expression have corresponding
meanings;

(f)

reference to any enactment includes any regulations, orders, permits or
directives made or issued under the authority of that enactment;

(g)

unless otherwise expressly provided, reference to any enactment is a reference
to that enactment as consolidated, revised, amended, re‐enacted or replaced;

(h)

time is of the essence;

(i)

all provisions are to be interpreted as always speaking;

(j)

reference to a “party” is a reference to a party to this Agreement and to their
respective heirs, executors, successors (including successors in title), trustees,
administrators and receivers;

(k)

reference to the City is a reference also to its elected and appointed officials,
officers, employees and agents;

(l)

where the word “including” is followed by a list, the contents of the list are not
intended to circumscribe the generality of the expression preceding the word
“including”; and

(m)

any act, decision, determination, consideration, opinion, consent or exercise of
discretion by a party or person as provided in this Agreement must be
performed, made, formed or exercised acting reasonably, except that any act,
decision, determination, consideration, consent, opinion or exercise of discretion
that is said to be within the “sole discretion” of a party or person may be
performed, made, formed or exercised by that party or person in the sole,
unfettered and absolute discretion of that party or person.

5.

No Waiver – No provision or breach of this Agreement, nor any default, is to be
considered to have been waived or acquiesced to by a party unless the waiver is express
and is in writing by the party. The waiver by a party of any breach by the other party of
any provision, or default, is not to be construed as or constituted a waiver of any further
or other breach of the same or any other provision or default.

6.

No Effect on Laws or Powers – This Agreement and the Owners’ contributions,
obligations and agreements set out in this Agreement do not:
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(a)

affect or limit the discretion, rights, duties or powers of the City or the Approving
Officer under any enactment or at common law, including in relation to the use,
development, servicing or subdivision of the Lands;

(b)

impose on the City or the Approving Officer any legal duty or obligation,
including any duty of care or contractual or other legal duty or obligation, to
enforce this Agreement;

(c)

affect or limit any enactment relating to the use, development or subdivision of
the Lands; or

(d)

relieve the Owners from complying with any enactment, including in relation to
the use, development, servicing, or subdivision of the Lands.

7.

Remedies for Breach – The Owners agree that, without affecting any other rights or
remedies the City may have in respect of any breach of this Agreement, the City is
entitled, in light of the public interest in securing strict performance of this Agreement,
to seek and obtain from the British Columbia Supreme Court a mandatory or prohibitory
injunction, or order for specific performance, in respect of the breach.

8.

Binding Effect – This Agreement enures to the benefit of and is binding upon the parties
and their respective heirs, executors, administrators, trustees, receivers and successors
(including successors in title).

9.

Covenant Runs With the Lands – Every provision of this Agreement and every obligation
and covenant of the Owners in this Agreement, constitutes a deed and a contractual
obligation, and also a covenant granted by the Owners to the City in accordance with
section 219 of the Land Title Act, and this Agreement burdens the Lands to the extent
provided in this Agreement, and runs with them and binds the Owners’ successors in
title. This Agreement also burdens and runs with every parcel into which the Lands are
consolidated (including by the removal of interior parcel boundaries) or subdivided by
any means, including by subdivision under the Land Title Act or by strata plan or bare
land strata plan under the Strata Property Act.

10.

Further Acts – The Owners shall do everything reasonably necessary to give effect to the
intent of this Agreement, including execution of further instruments.

11.

Severance – If any part of this Agreement is held to be invalid, illegal or unenforceable
by a court having the jurisdiction to do so, that part is to be considered to have been
severed from the rest of this Agreement and the rest of this Agreement remains in force
unaffected by that holding or by the severance of that part.

12.

Amendment – This Agreement may be amended from time to time by agreement
between the Owners and the City. Except as otherwise expressly provided in this
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Agreement, amendments to this Agreement must be made by an instrument in writing
duly executed by the Owners and the City.
13.

Deed and Contract – By executing and delivering this Agreement each of the parties
intends to create both a new contract and a deed of covenant executed and delivered
under seal.

As evidence of their agreement to be bound by the above terms, the parties each have
executed and delivered this Agreement under seal by executing Part I of the Land Title Act Form
C to which this Agreement is attached and which forms part of this Agreement.
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CONSENT AND PRIORITY AGREEMENT
WHEREAS:
A.
[Name of land owner(s)] (the “Owner”) is the registered owner of the land described in
Item 2 of Part 1 of the Land Title Act Form C to which this Agreement is attached and which
forms part of this Agreement (the “Land");
B.
The Owner granted [Name of chargeholder] (the “Prior Chargeholder”) a [identify
mortgage or other charge] which was registered against the title to the Land in the New
Westminster Land Title Office under number [insert registration number] (the “Prior Charge”);
C.
The Owner granted to the Corporation of the City of New Westminster (the “Subsequent
Chargeholder”) a section 219 covenant which is registered against the title to the Land under
number one less than this Consent and Priority Agreement (the “Subsequent Charge”); and
D.
Section 207 of the Land Title Act permits the Prior Chargeholder to grant priority over a
charge to a subsequent chargeholder.
THEREFORE THIS CONSENT AND PRIORITY AGREEMENT WITNESSES THAT IN CONSIDERATION OF
$1.00 AND OTHER GOOD AND VALUABLE CONSIDERATION RECEIVED BY THE PRIOR
CHARGEHOLDER FROM THE SUBSEQUENT CHARGEHOLDER (THE RECEIPT AND SUFFICIENCY OF
WHICH IS HEREBY ACKNOWLEDGED):
1.

The Prior Chargeholder hereby consents to the granting and registration of the
Subsequent Charge and the Prior Chargeholder hereby agrees that the Subsequent
Charge shall be binding upon its interest in and to the Land.

2.

The Prior Chargeholder hereby grants to the Subsequent Chargeholder priority for the
Subsequent Charge over the Prior Chargeholder’s right, title and interest in and to the
Land, and the Prior Chargeholder does hereby postpone the Prior Charge and all of its
right, title and interest thereunder to the Subsequent Charge as if the Subsequent
Charge had been executed, delivered and registered prior to the execution, delivery and
registration of the Prior Charge.

As evidence of its agreement to be bound by the above terms of this Consent and Priority
Agreement, the Prior Chargeholder has executed and delivered Part 1 of Land Title Act Form C
which is attached hereto and forms part of this Agreement.

END OF DOCUMENT
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Appendix B:
Draft Heritage Designation Bylaw No. 7847,
2019
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THE CORPORATION OF THE CITY OF NEW WESTMINSTER
BYLAW NO. 7847, 2019
A bylaw of the Corporation of the City of New Westminster to designate the principal building
located at 1935 Eighth 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 land located at 1935 Eighth 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 (1935 Eighth Avenue) Bylaw No. 7846, 2016
(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 1935 Eighth Avenue 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 1935 Eighth
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 (1935 Eighth
Avenue) No. 7847, 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 1935 Eighth
Avenue, New Westminster, British Columbia, and legally described as PID: 000‐969‐176, Lot
104 of Lot 12 Suburban Block 12 Plan 2620, shown marked and labelled “Heritage House
(Retained)” on the site plan attached hereto as Schedule A (the “Building”) is hereby
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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 non‐
structural 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 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

day of

2019.

PUBLIC HEARING held this

day of

2019.
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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

_________________________________
CITY CLERK
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SCHEDULE A
SITE PLAN
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Advisory Planning Commission

Date:

May 21, 2019

From:

Hardev Gill,
Planning Technician

File:

REZ00149
DPQ00178
DVP00635

Subject:

34 South Dyke Road – Rezoning, Development Permit, and Development
Variance Permit Applications – APC Review.

RECOMMENDATION
THAT the Advisory Planning Commission provide a motion of support or nonsupport for the proposed Rezoning, Development Permit, and Development
Variance Permit Applications.
PURPOSE
Applications have been received for a Rezoning, Development Permit, and Development
Variance Permit to facilitate the construction of a 16-unit townhouse development at 34
South Dyke Road. A site location map is attached as Appendix B.
The Rezoning application is to rezone the subject site to the following three zones:
1. Queensborough Townhouse Districts (RT-3A)
2. Parks District (P-10)
3. Commercial Waterfront Districts (CW-2)
The Development Permit application is to facilitate a review of the form and character of
the proposal in accordance with the Residential Development Permit Area #3 East
Queensborough design guidelines.
The Development Variance Permit application is to vary the minimum rear yard and west
side yard building setback requirements to facilitate the proposed townhouse
development.
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The purpose of this report is to provide information to the Advisory Planning
Commission in their consideration of the Rezoning, Development Permit and
Development Variance Permit applications and to request that the APC provide a motion
of support/non-support for the proposed applications.
The review of the three development applications is being processed concurrently and
community engagement has been ongoing since September 2018.
PROPOSAL
Project Description
The proposal consists of a sixteen unit ground-oriented townhouse development
organized into two separate buildings in Queensborough. The total building area would
be 3,269. 28 sq.m. (10,726 sq.ft.), and site coverage of 39.9% with a floor space ratio of
0.88.
The units range from approximately 130 sq.m. to 148.6 sq.m. (1,400 sq.ft. to 1,600 sq.ft.)
in area with various three storey unit types. All of the units contain three bedrooms on
the third level above the flood construction level. The building to the south (building #1)
would be 8.22 m (27 ft) in height, whereas the building to the north (building #2) would
be 9.67 m (31.73 ft) in height.
The built-form would consist of ground level garage parking (tandem and side by side)
with two habitable floor levels with balconies above and roof top decks. The units in the
south building back onto the waterfront while the units in the north building back onto an
existing multi-unit residential development. The main entry ways, balconies, and garages
for both buildings would face an internal strata road (Troy Lane).
Vehicular access would be from Troy Lane which also acts as an egress/ingress for the
neighbouring townhouse development located at 111 Wood Street.
There are a total of thirty-six parking spaces proposed which meet the off-street parking
standards of the RT-3A zoning district. Of the thirty-six spaces, sixteen would be
standard spaces allowing vehicles to park side by side, sixteen tandem spaces, and four
spaces would be designated for visitor parking.
There are a total of twenty long term bicycle storage spaces provided for the development
which meet the bylaw requirements. Each unit would include a designated bicycle
parking space within the garage. A bike rack with four spaces is also provided along the
west building elevation of building #2 which is intended for visitor bicycle parking.
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The lowest storey containing habitable floor space for all units with the two buildings has
been designed to meet the flood construction level.
Hard and soft landscaping is proposed to add visual interest to the development. A
variety of trees and shrub species are proposed throughout the site. Some of the
landscape elements include wood picket fence, solid wood fence, privacy screens
between units, allan block wall with a wood picket fence above, and concrete pavers. A
municipal dog park would also be provided on a portion of the leftover Boyne Street road
allowance located adjacent to the South Dyke Road street frontage.
As part of the design proposal, the applicant is proposing to vary the minimum rear yard
and west side yard building setback requirements. The applicant has submitted a
rationale for the variance which is attached to this report as Appendix C.
The project drawings including architectural elevations and landscape plan are attached
to this report as Appendix A.
Redevelopment Proposal
The proposed redevelopment proposal would be situated on a portion of the subject site
and on an unopened Boyne Street road allowance (see Figure 1 below). To facilitate the
development, an offer has been received by the City for the owner of 34 South Dyke
Road to purchase the former Boyne Street Road dedication and consolidate it with the
portion of site that is within the inside of the dyke system.
The applicant is proposing to rezone the consolidated site to allow for the proposed
townhouse development. The portion of the site outside of the dyke (foreshore side)
would be partially dedicated to the City for park purposes and partially privately owned
to allow the existing marina to maintain both access from South Dyke Road, and the
current water lot lease with Port Metro Vancouver (see Figure 1 below). Land dedication
would be provided to allow South Dyke Road to be developed to full urban standards.
After dedication for South Dyke Road, the remainder of the existing property inside the
dyke would have an area of 2,114 sq.m. (22,755.65 sq.ft.). In acquiring the 388.1 sq.m.
(4,177.4 sq.ft.) remnant section of Boyne Street road allowance, this would allow a
development site of 2,501 sq.m. (26,922 sq.ft.). On Figure 1 below, this area is shows as
Area 1.
The area of the lot outside of the dyke would be 487 sq.m. (5242.19 sq.ft.). The current
property owner operates a marina on the water lot adjacent to the property and wants to
continue his water lot lease and his business. In previous rezoning applications along
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South Dyke Road, all of the property on the outside of the dyke has been dedicated to the
City for park purposes. In this application in order to allow the water lot lease and
business to continue, the current property owner would retain ownership of half of the
area of the land outside of the dyke in the form of a strip of land adjacent to the Fraser
River in Area 3. Area 3 would be zoned Commercial Waterfront Districts (CW-2) and be
restricted to a boat launching and pedestrian ramp providing access to an adjacent marina
or other floating boat moorage facility. Area 2 would be dedicated to the City for park
purposes. There would be an access easement over the City land (hatched area on Area 2)
to provide legal and physical access to Area 3. The City land would be zoned Parks
District (P-10).
Figure 1: Proposed Redevelopment Plan

To Townhouse RT-3A zone
To Parks P-10 zone
To Commercial
WaterfrontCW-2 zone
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The applicant has submitted a Land Use Rationale which is attached to this report as
Appendix C.
Site Characteristics and Context
The subject site at 34 South Dyke Road is one legal lot “hooked” across South Dyke road
(i.e. South Dyke Road divides the lot into two sections). Currently, the site on the
mainland side has been preloaded with soil. The soil was placed on the land several
years ago. The foreshore side is overgrown with natural vegetation and gravel surface.
The site is located in the Queensborough neighbourhood and is thus subject to flood plain
constraints on the amount of floor space at grade and the use of that floor space. The
townhouse redevelopment site has an elevation of around 1.5 m (5 feet) Geodetic Survey
of Canada (GSC) and is located within the Fraser River Flood Plain. No storage or
habitable floor space is allowed at grade within the Flood Plain. The underside of the
floor system for the habitable space must be clear of 11.53 feet (3.53 metres) Geodetic
Survey of Canada (GSC).
To the east of the site at 150 Pembina Street is a 51 unit townhouse development zoned
Multiple Dwelling Districts (Low Rise) (RM-2A) developed in 2007 with a density of
20.4 units per acre (50.4 units per hectare) and a floor space ratio of 0.65. Also to the east
at 30 South Dyke Road is a large non-conforming marina.
The adjacent property to the west is 111 Wood Street. That site was rezoned in 2014 to
Queensborough Townhouse Districts (RT-3A) in order to allow the development of a 10
unit townhouse development. This project density is 20.9 units per acre (51.6 units per
hectare) and the Floor Space Ratio of 0.82.
Across Wood Street to the west is 100 Wood Street. This site was rezoned in 2011 to
Queensborough Townhouse Districts (RT-3) in order to allow the development of 36
townhouse units. The project density is 23 units per acre (56.8 units per hectare) and the
Floor Space Ratio is 0.77.
To the north are two sites now addressed as 188 and 189 Wood Street. These sites have
townhouse projects of 54 and 63 units presently under construction. The density of these
projects is 23 units per acre (56.8 units per hectare) with Floor Space Ratios of 0.73 and
0.80.
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Proposed Statistics and Variances
A table outlining the statistics for the proposal is attached to this report as Appendix E.
Elements of the Zoning Bylaw proposed to be relaxed are highlighted in grey.
As noted above, the applicant is requesting variances to the rear and side yard (west)
building setbacks. The proposed variances may be reasonable for the Commission to
consider given site constraints such as the irregular shape of the lot and limitations due to
the dyke reserve area.
POLICY AND REGULATION
Queensborough Community Plan (QCP) Land Use Designation
The portion of the site inside the dyke is designated (RM) Residential – Medium
Density in the Queensborough Community Plan. The Plan describes this designation as:
(RM) Residential – Medium Density – this area will include medium density
multi-family residential uses such as rowhouses, townhouses, and low-rises. In
Queensborough this area will also include single detached dwellings on a compact
lot. Depending on the provision of public amenities, a density bonus may be
provided in order to reach the upper limits of density in this area. This area may
also include the following complimentary uses: home based businesses, small
scale local commercial uses (e.g. corner stores), institutional uses (e.g. child care,
care facilities), utilities, transportation corridors, parks, open space, and
community facilities.
The portion of the site outside of the dyke is designated (IN) Intertidal in the
Queensborough Community Plan. The Plan describes this designation as:
(IN) Intertidal – this area will predominantly remain in a natural state in order to
preserve the intertidal area of the Fraser River foreshore. Uses such as lookouts,
trails, docks, and marine commercial and working river uses such as wharfs, are
permitted as long as the surrounding natural habitat is enhanced. Approval from
other agencies (e.g. Port Metro Vancouver) may also be required.
The proposed change in zoning and land use would be consistent with the QCP Land Use
Designation.
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Queensborough Community Plan Development Permit Area Designations
The portion of the site inside the dyke is designated as part of Residential Development
Permit Area #3 East Queensborough. The Queensborough Community Plan defines
this designation as:
The East Queensborough multi-family areas, identified as Development Permit Area #3
are designated in order to create a transition between industrial uses and adjacent
residential neighbourhoods. This area will contain medium density, multi-family
residential uses. This Development Permit Area encourages best practices for promoting
water and energy conservation and reducing greenhouse gas emissions. It also establishes
guidelines for the form and character of multi-family residential development.
The portion of the site that is outside the dyke is designated as part of Industrial and
Mixed Employment Development Permit Area #4 Intertidal. The Queensborough
Community Plan defines this designation as:
The Intertidal area, identified as Development Permit Area #4 [see Map C], is designated
in order to provide a framework for waterfront development associated with the working
river and to provide an opportunity for continued commercial and industrial development.
This Development Permit Area encourages best practices for protection of the natural
environment, its ecosystems and biological diversity. It also establishes guidelines for the
form and character of industrial, commercial and intensive residential (e.g. floathome)
development in this area.
The site is also designated as part of Natural Hazards Development Permit Area #1 –
Flood Hazard. The purpose of this Development Permit Area is to provide:
Guidelines for this development permit area are intended to minimize the potential
for loss of life and property damage in the event of flooding of the Fraser River,
while allowing for the continued use of industrial lands to provide employment
and the continued renewal and development of an historic New Westminster
neighbourhood.
The proposed development satisfies the requirements of this Development Permit area
designation by placing the habitable floor space above the designated flood construction
level and limiting the area of the garage to 42 m² (452.05 ft²) or less and area of entrance
foyers to 11 m² (118.4 ft²) or less.
Online link to the Queensborough Development Permit Area #3 and #4 Design
Guidelines:
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https://www.newwestcity.ca/development-policies-and-process/development-permitareas#development-permit-areas-queensborough
Family-Friendly Housing Policy
The proposed development would need to provide for family-friendly housing units in
accordance with the Family-Friendly Housing Bylaw. The proposal meets the
requirement of the policy to include a minimum of 30% of two and three bedroom units,
and at least 10% of the total units to be three bedrooms or more. All units have been
designed to include three bedrooms therefore be family-friendly resulting in a net benefit
of 100% family-friendly units.
Zoning Bylaw
The site is currently zoned Queensborough Neighbourhood Residential Dwelling
Districts (RQ-1). The water lot which is under Port Metro Vancouver jurisdiction is
zoned Commercial Waterfront Districts (Limited) (CW-2). The project proposed in this
application would not comply with the current zoning of the site. As such, the applicant
is proposing to rezone the townhouse portion of the site to the Queensborough
Townhouse Districts (RT-3A), Park District (P-10), and Commercial Waterfront District
(CW-2) zones.
A draft copy of the Zoning Amendment Bylaw is attached to this report as Appendix F.
Weblink to the Zoning Bylaw:
https://www.newwestcity.ca/database/files/library/400___Multifamily_Residential(5).pdf
ANALYSIS
Urban Design
The proposed sixteen units are designed to be contemporary in style and appear as
separate entities characterized with relatively flat roof tops.
As indicated by the applicant in their Design Rationale (see Appendix C), the massing of
the proposed development is considered to be consistent with the existing River Walk
“Phase II” development to the west, with a row of two storey townhouses along South
Dyke Road to the south and a row of three storey townhouses to the north.
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The form and massing of the project is also intended to provide a development that is
consistent with both, the townhouse developments to the west and also the scape of the
single detached dwellings that have traditionally made up the neighbourhood.
The key features of the proposed townhouse development include:
•
•
•
•

Ground-oriented townhouse units.
Contemporary design with glazing and accent colors.
Roof top patios.
A variety of tree and shrub plantings.

Landscaping and Usable Open Space
The applicant is proposing landscaping along the South Dyke Road property frontage and
along the east, west, and south property lines with a variety of landscaping species
including trees. The landscape drawings are included as part of the project drawings (see
Appendix B).
The landscape design for the project is currently being reviewed by City staff and will be
finalized prior to Council consideration of development permit issuance.
The requirement for usable open space is 10% of the site area. The proposed drawings
indicate 23.8% which meets the Zoning Bylaw requirement.
Streetscape and Queensborough Perimeter Trail Improvements
Streetscape improvements as well as the Off-site Works Services would be required
along South Dyke Road road frontage (sidewalk, boulevard trees, underground utilities)
in accordance with City standards. Upgrades to the dyke system would also be required
and is currently being reviewed by the Engineering Department. Approval is required
from the Provincial Diking Authority.
A copy of the Engineering Services Memorandum which outlines the requirements of the
Off-Site Works and Services Agreement is attached as Appendix D to this report.
Site Access and Off-Street Parking
The site would be accessible by vehicles from the Wood Street access only. An easement
would be required to allow vehicles to maneuver through the site located at 111 Wood
Street.
The project would be required to provide a total of twenty-four off-street parking spaces
as per Zoning Bylaw requirements. The applicant is proposing a total of thirty-six
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parking spaces. Sixteen would be tandem parking and sixteen would be side by side
parking and the remaining four spaces would be for surface visitor parking. Fifty percent
of the units have been designated for tandem parking and the fifty percent for side by side
parking. The proposal meets the off-street parking requirements of the Zoning Bylaw.
Pedestrian Movement and Trail Network
The development would be accessible by pedestrians from Wood Street onto Troy Lane
as well as from the South Dyke Road frontage. There would be two demarcated paths to
the development from the South Dyke Road which would provide a connection to the
future Perimeter Trail.
The Queensborough Perimeter Trail is among the community’s most popular and valued
outdoor recreation resources. As indicated in the Queensborough Community Plan, the
Perimeter Trail would run east-west on the opposite side of South Dyke Road. As part of
the requirement for the Off-Site Works and Servicing Agreement (OSWSA), the
application would have to construct a portion of the Perimeter Trail. The details would
be addressed as part of the OSWSA.
Proximity to Transit Service
Table 2: Proximity to Transit Service
Transit Facility
SkyTrain Station
Bus Stop 104 (Fenton St)
Q2Q Ferry

Frequency
2 – 3 minutes
Approximately 30 minutes
varies

Distance
1.6 km (1600 m)
0.648 km (648 m)
1.4 km (1,482 m)

The site is not within walking distance of the frequent transit network (bus stop).
Environment
Given the historic use of the neighbouring commercial marina, it was recommended in a
prior Phase 1 environmental review of the site, that a Phase 2 Environmental Site
Investigation (ESA) be conducted along the foreshore to ensure that there was no cross
contamination of the soil. Staff also had concerns related to the future dedication of the
parkland area and its environmental feasibility. The City initiated a peer review of the
Phase 2 ESA and in conclusion it is noted that the future parkland area meets the
standards for urban parkland use.
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Tree Permit Application
The applicant has submitted an Arborist Report which is currently being reviewed by
staff as part of the Tree Permit application. A total of 11 existing trees, all located within
Area 3, would be retained. The trees are a mixed stand of cottonwoods and alders that
will be protected and/or removed based on arborist report recommendations and the
City’s tree permitting process. Protection will be required for the continuation of the
Queensborough Perimeter Path. Area 1 and Area 2 have no protected trees on site.
CONSULTATION
The applicant held an Open House at the Queensborough Community Centre on October
9, 2019. Eleven members of the public attended the Open House. The members were
generally supportive of the project.
Immediately following the Open House meeting, the applicant’s design team presented
the project to the Queensborough Residents’ Association (QRA) and held a
question/answer period. The QRA was in favour of the project and has provided a letter
of support.
A Public Consultation Summary Report is attached as Appendix G to this report.
INTERDEPARTMENTAL LIASON
Staff from Engineering, Parks and Recreation, Electrical,and Development Services have
been involved with the review of this development proposal and comments have been
incorporated within this report.
REVIEW PROCESS
The project has undergone the following steps in the review process.
#
1
2
3
4
5

Application Review Stage
Land Use and Planning Committee Report – Preliminary
Report
Presentation to the Queensborough Residents’ Association
Applicant-led Public Open House
Review by the New Westminster Design Panel – Project
Design Consideration
Review by the Advisory Planning Commission – Project
Design Consideration (WE ARE HERE)
Proposed Next Steps:
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6
7
8
10
11
12
13
14
15

Boyne Street Road Closure and Land Purchase Sale
Agreement – Report to Council
Land Use and Planning Committee referral of applications to
Council for consideration of First and Second Reading of
Bylaws
Council consideration of First and Second Reading of Bylaws
Public Hearings and Council consideration of Third Reading
of Bylaws
Referral to Ministry of Transportation and Infrastructure for
the Zoning Amendment Bylaw
Completion of Adoption Requirements
Consideration of adoption of Bylaws
Council consideration of the Development Variance Permit –
Opportunity To Be Heard
Council consideration of the Development Permit

June, 2019
July, 2019
TBD
TBD
TBD
TBD
TBD
TBD
TBD

APPENDICES
Appendix A:
Appendix B:
Appendix C:
Appendix D:
Appendix E:
Appendix F:
Appendix F:

Project Drawings
Site Location Map
Rationale for Land Use, Design, and Variances
Engineering Services Memorandum
Project Statistics
Draft Zoning Amendment Bylaw
Public Consultation Summary Report

________________
Hardev Gill,
Planning Technician
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LANDSCAPE DESIGN HAS BEEN DEVELOPED TO OFFER A
STR EET FRIENDLY PRESENCE . ALONG SOUTH DYKE ROAD. A
NEW STREET EDGE HAS BEEN CREATED WITH SIDEWALK.
GRASS BOULEVARD. AND NEW STREET TREES, CONSISTENT
WITH PHASE TWO
EACH UNIT WILL HAVE WALL MOUNTED LIGHTS, AT THE
FRONT ENTRANCE AS WELL AS THE ADDRESS SIGN HAS A
LIGHT AS WELL. THER E WILL BE LIGHTS ALONG THE
PATHWAYS AS WELL. ROOFTOP PATIOS ARE FRAMED WITH
PLANTED SHRUBS,
CREATI N G 'GREEN' VI EWS FROM THE STREET, WHILE
PROVIDING PRIVACY FOR OCCUPANTS FROM NEIGHBORING
BUILDINGS . ALL LANDSCAPED AREAS WILL BE IRRIGATED
WITH A HIGH EFF ICI ENT SYSTEM

EAST SOUTH DYKE HOLDINGS IS SEEKING REDEVELOPM ENT OF
THE EMPTY LOT TO THE EAST OF RIVERS WALK PHASES 1 +
2. THE PROPOSED DEVELOPMENT WOULD PROVIDE 16
GROUND-ORIENTED TOWNHOUSE UN ITS ORGANIZED INTO TWO
SEPARATE BUILDINGS .
THE MASSING OF THE PROPOSED 16 TOWNHOUSES IS
CONSISTENT IN CONCEPT WITH THE EXISTING RIVERS WALK
'PHASE W DEVELOPMENT TO TH E WEST. WITH A ROW OF 2
STOREY TOWNHOUSES ALONGE SOUTH DYKE ROAD TO TH E
SOUTH AND A ROW OF 3 STOREY TOWNHOUSES TO THE NORTH
VEH ICLE ACCESS TO THE PROJECT IS PROVIDED BY EXTENDING
THE CENTER LANE TO THE EAST . PEDESTRIAN ACCESS TO E
SOUTH DYK E RD IS PROVIDED THROUGH PATHWAYS LOCATED
ON BOTH, THE EAST AND WEST .

THE UNIT TYPE AND MIX HAVE BEEN CONFIGURED TO WORK
WITHIN THE CHALLENGING GEOMETRY OF TH E SITE . LONGER
NARROWER 'INTERLOCKED' TOWNHOUSE UNITS ARE SHOWN
ON THE DEEPER SIDE OF THE SITE TO THE WEST. WE
TRANSITION TO TO SHORTER WIDER UNITS TO TH E EAST. EACH
UNIT TYPE HAS A CORRESPONDING PARKING ARRANG EMENT
BASED ON THE FOOTPRINT OF THE UNIT , THE INTERLOCKED
UNITS HAVE TANDEM STALLS WHILE THE WIDER UNITS HAVE
SIDE BY SlOE
TOWN HOMES ARE APPROXIMATELY 1500 SF IN SIZE AND
FEATURE THREE BEDROOMS, OPEN KITCHENS GENEROUS
LIVING SPACE WITH 9· CEILINGS, A PRIVATE ROOFTOP
TERRAC E, PRIVATE OUTDOOR PATIO SPAC E AT GRADE .

THE PROJ ECT RESPECTS THE SRW TO THE SOUTH ALONG
SOUTH DYKE ROAD.
TH E FORM AND MASSING OF THE PROJECT IS INTEND ED TO
PROVID E A DEVELOP MENT THAT IS CONSISTENT WITH BOTH,
THE TOWNHOUSE DEVELOPM ENTS TO THE WEST AND ALSO THE
SCALE OF THE SINGLE-FA M ILY DWELLINGS THAT HAV E
TRADITIONALLY MADE UP THE NEIGHBOURHOOD . WHILE THE
FORM IS CONSISTENT. IT IS REALIZED IN A SLIGHTLY MORE
CONTEMPORARY ARCHITECTURAL LANGUAGE THAT WILL
CONTRIBUT E TO THE DIVERSITY OF THE NEIGHBOURHOOD

THE ARCHITECTURAL EXPRESSION MERGES THE CLEAN AND
CLEAR LANGUAGE OF CONTEMPORARY ARCHI TECTURE
WITH FAMILIAR AND WARM TACTILE MATER IALITY OF
TRADITIONAL WEST COAST RESIDENTIAL HOMES .
EACH UNIT IS CLEARLY DELINEATED AND LEGIBLE AS A
'HOME' ACCESSED BY WELL DEFINED. PRIVATE ENTRY
PATHWAYS LEADING TO [COVERED) ENTRI ES. THE MASSING IS
SOFTENED WITH THE USE OF LIGHT GREY BRICK ON THE
LOWER L EVEL WIT H WARM VERTICAL WOOD TEXTURED
PANELLING PAIRED WITH SOLID VERTICAL PAN ELS ON THE
UPPER LEVEL. PUNCTUATED BY FRAMED WI N DOWS, THAT ARE
SIZED AND LOCATED TO MAXIMIZE DAYLIGHT THE BRICK IS
INTENDED TO ANCHOR THE PROJECT ON TH E SI TE . CREATE A
FEELING OF QUALITY AN D PERMANENCE . TH E VERTICAL
WOOD TEXTURED PANELLING IS A WARMER VISUALLY LIGHTER
COUNTERPOINT . THE MATERIAL COMBINATION IS INTENDED
TO SOFTEN THE PERCEIVED HEIGHT OF THE TWO - STOREY
TOWN HOMES AND NOT OV ERWHELM THE NEIGHBORING
RESIDENTIAL LOTS .
THE CHARACTER OF EACH OF TH E MAIN ELEVATIONS IS
CONSISTENT WITH SUBTLE VARIATION IN MATERIAL AND
FORM TO REPRESENT THE UNIQUE CHARACTER OF EACH
FACADE.

a. CONV ERT TH E SINGLE CAR GARAGE UNITS 1203 & 204 IN SUBMISSION COPY ) BACK TO A
NORMAL TANDEM CONFIGURATION. TANDEM GARAGE REMAINS, AS DISCUSSED WI TH
PLANNING.
Bl MOVE BALCONIES ON NO RTHERN BLOCK FROM THE REAR OF THE BLOCK TO THE FRONT OF
THE BL OCK, ALLOWING MORE LIGHT TO PENETRATE INTO THE BACKYARDS OF THOSE UN ITS
• REFER TO DRAWING A22 FOR LOCA TIDN OF NEW BALCONIES
C) INCLUD E A CONTEXT PLAN IN THE DRAWING PACKAGE THAT SHOWS TH E N EIGHBORING
B UILD INGS. REFERENCE THE BUILD ING SEPARATION DISTANCES ON THE DRAWINGS .
• REFER TO ORA WING A 12 CONTEXT PLAN
OJ WRAP TH E S DYKE FACING PATIO ON UNIT I OS TO THE EAST OF THE BLOCK .
• REFER TO DRAWING A22 FOR LOCA TIDN OF N EW BALCONIES.
El IDENTIFY TH E CITY LAND TO BE LANDSCAPED AS PART OF THE APPLICATION ON THE PLANS
• REFER TO SITE PLAN ORA WING A 12
Fi PROV IDE STRAIGH T- ON 3D RENDERING OF THE EAST ELEVATION OF THE TWO BLOCKS
• FURTHER ARTICULATION AND IMPROVED PRIVACY/ OUTLOOK ON T HE EAST ELEVATION . ROOF
DECK GUARDRAIL HAS BEEN SHIFTED WEST TO IMPROVE PRIVACY . BATHROOMS WILL RECEIVE
FROSTED GLASS+ LANDSCAPE HAS ADDED NEW PLANTINGS
Gl INCLUDE IN THE RESUBMISS ION OF PLANS AN EXPLANATION OF ALL REQUESTED VARIANCES
FOR THE PROJECT
• REFER TO SECTION ORA WING AS I FOR BUILDING HEIGHT/SEPARATION CALCULATION BASED ON
THE BUILDING HEIGHT CALCUIA TION. ITS OUR INTERPRETATION THAT WE DO NOT REOUIRE A
VARIANCE FOR BUILDING SEPARATION

BOTH THE NORTH AND SOUTH BUILDI NGS ARE ACCESSED
THROUGH FORMAL UNIT ENTRANCES LOCATED INT ERNALLY
ALONG TONY LANE. A SECOND ENTRY IS PROVIDED INTERNALLY
THROUGH THE GARAGE . THE UNITS LOCATED ALONG EAST
SOUTH DYKE RO HAVE SECONDARY AT GRADE ENTRANCES TO
THE SOUTH AT THE TWO STOREY ELEVATIONS TO THE SOUTH

Hi EXPLAIN HOW PRIVACY WILL BE ADDRESSED ON EAST ELEVATION
• FURTHER ARTICULATION AND IMPROVED PRIVACY/ OUTLOOK ON TH E EAST ELEVATION . ROOF
DECK GUARDRAIL HAS B EEN SHIFTED WEST TO IMPROVE PRIVACY . BATHROOMS WILL RECEIVE
FROSTED GLASS+ LANDSCAPE HAS ADDED NEW PLANTINGS. REFER TO DRAWING A31 FOR
IMAGE+ ADDITIONAL NOTES .

FIRE ACCESS IS PROVIDED FROM THE PATHWAYS LOCATED OFF
EAST SOUTH DYKE RD TO THE SOUTH .

II PROVIDE A DENSITY CA LCULATION, CONFIRMING WHAT PORTION OF BOYNE STREET IS USED
• REFER TO PROJECT SUMMARY AO. I, SITE AREA DIAGRAM SHOWING LOT AREA BREAKDOWN
Jl ADJUST THE BUILDING AESTHET ICS TO BE MORE IN LINE WITH THE NEIGHBOURHOOD- LOOSE
THE JIGSAW FACADE AND POTENTIALLY ADD IN SOM E BRICK. ETC .
• UNITS HAVE BEEN COLOUR BLOCKED TO PROVID E ADDITIONAL VISUAL INTEREST, BREAK DOWN
THE FORM AND MASSING OF THE PROJECT.
• THE PATTERN OF THE EXTERIOR CEMENTITIOUS PAN ELS HAS BEEN SIMPLIFIED/RATIONALIZED
TO IMPROVE HOW IT RELATES TO THE SURROUNDING CONTEXT
• CANOPIES HAVE B EE N ADDED TO THE ELEVATION TO PROVIDE ADD ITIONAL WEATHER
PROTECTIO N ABOVE THE ENTRANCES AND THE PATIO DOORS .
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ZONING & LAND USE DATA

SITE AREA

UNIT TYPES & AREAS

PROPOSED 16 TOWNHOUSE UNITS

LJ

PROPOSED DEVELOPMENT DATA·
MUNICIPAL ADDR ESS o
34 SOUTH DYKE ROAD
COMMUNITY,
NEW WESTMINSTER. BC
LEGAL DESCRIPTION ,
LOT 65. DISTRICT LOT 757. NEW WEST DISTRICT. PLAN NWP4 0829 GROUP 1
LAND USE ZONING ,
CURRENT, R0-1
PROPOSED RT-3A (OU EENSBOROUGH TOWNHOUSE DISTRICT)

ICJ

16"3"
15'0 ..
1s·o··
1s·o··

(4.97ml - SRW PLAN 57674IDYKE RESERVE]
(4 57ml
(4.57ml
[4 57ml

16"6 .. (5 OOml
12'0''(3.65ml -EQUAL TO ADJECENT DEVELOPMENT
16'0'(4.88ml
13"6'(4 13m I -EQUAL TO ADJ ECENT DEVELOPMENT
36'4" to 41'10"

BUILDING HEIGHT·
PERMITIED ,
PROPOSED,

2508 SF

50% OF THE COMBINED HEIGHTS OF THE SLOGS -o.
6"0" ~ 29'4"' + 6' = 35'4"

PROPOSED ,
FRONT (SOUTH DYKE RD]
REAR
SIDE (EAST)
SIDE (WEST]
FRON T TO BACK

35'- 3 STOREYS
27 • 3 STOREYS· BUILDING 1
31.73" · 3 STOREYS · BUILDING 2

LOT,
LOT 1 AREA
ROAD AREA
LOT 2 AREA
GROSS SITE AREA,

I

NAME

= 1 UNITS
= 1 UNITS
= 1 UNITS

= 1UNITS
= 2 UN ITS
= 1 UNITS
= 1 UN ITS
= 3 UNIT
= 3 UNITS
= 1 UNITS
=I UNITS

UNITS
ROAD AREA

LOT 2 AREA

I

0

3BOR
3BOR
3BOR
3BOR
3BOR
3BOR
380R
380R
3BOR
380R
380R

TOTAL# OF UNITS = 16 UNITS

5140 SF
PERMITIED,
FRONT (SOUTH DYKE RD .]
REAR
SIDE (EAST]
SIDE (WEST)
FRONT TO BACK

OPEN SPACE

UNIT COUNT
TYPE A 1
TYPE A2
TYPE A3
TYPEM
TYPE 81
TYPE 82
TYPE 84
TYPE C1
TYPE C2
TYPE 01
TYPE 02

AREA (SF] AREA 1m 2]
26922 SF
2501 m 2
5140 SF
477m 2
2508 SF
233m 2
34570 SF
3212m 2

UNIT,
UNIT 101
UNIT 102
UNIT 103
UNIT 104
UNIT 105
UNIT 106
UNIT 107
UNIT108
UNIT 201
UNIT 202
UN IT 203
UNIT 204
UNIT 205
UNIT 206
UNIT 207
UNIT 208
TOTAL

OPEN SPACE AREAS

TYPEo
TYPE A I - 38DR
TYPE B1 - 3BDR
TYPE AJ - JBDR
TYPE B1 - 3BDR
TYPE C 1 - JBDR
TYPE C 1 - 3BDR
TYPE C1 - 3BDR
TYPE D1 - 3BDR
TYPE A2- 3BDR
TYPE B2- 3BDR
TYPE A4- 3BDR
TYPE B4- 3BDR
TYPE C2- 3BDR
TYPE C2- 3BDR
TYPE C2- 3BDR
TYPE D2 - 3BDR

AREA
1454 SF
1413 SF
1413 SF
1413 SF
1547SF
1547SF
1547SF
1582 SF
1454 SF
1413 SF
1413 SF
1413 SF
1547 SF
1547 SF
1547 SF
1582 SF
23829
SF

ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
L4 ·ROOF DECK
TOTAL ·

UNIT
UNIT 101
UNIT 102
UNIT 103
UNIT 104
UN IT 105
UNIT 106
UNIT 107
UNIT 108
UNIT 201
UNIT 202
UNIT 203
UNIT 204
UNIT 205
UNIT 206
UNIT 207
UNIT 208

DIMENSIONS
15'·6 ..
15'·6 ..
15' ·6 ..
15'-6'
23'·2 ..

30' -4 ..
30' -4..
X 30'-4 ..
X

X

X JQ' ~4"
X

21'-9 ..

23'·2" X 21'-9 ..
23'-2"x21'·9·
21'·8 .. X 21'-9"
15'-6' X 30'-4 ..
15'-6 .. X JQ'-4"
15'-6 .. X JQ'-4''
15'·6 .. X 30'-4 ..
23"·2 .. X 21'-9"
23'-2 .. X 21'-9"
23'·2. X 21'-9"
21'·8 .. X 21'-9"

AREA
404 SF
404 SF
404 SF
404 SF
406 SF
406 SF
406 SF
375 SF
404 SF
404 SF
404 SF
404 SF
406 SF
406 SF
406 SF
375 SF
6420 SF
6420 SF

I 26.922 SF (S ITE AREA]

= 23.8%

PAl.l.lill'&
REQUIRED ,
OFF-STREET PARKING
A] 1.0 STALL/BACHELOR UNIT
Bl 1.2 STALL! ONE-BEDROOM UNIT
C]1.4 STALL I TWO -BEDROOM UNIT
0]1 .5 STALL I THREE OR MORE BEDROOM UNIT 1 6 x 1 5 = 24 STALLS
VIS ITOR PARKING
0 2 SPACE I DWELLING UNIT
16 x 0 2 = 13 2(4 STALLS
TOTAL.
28 STALLS
PROPOSED,
RESIDENTIAL STANDARD
RESIDENTIAL COMPACT
RESIDENTIAL TANDEM
VISITOR STANDARD
TOTAL·

12 STALLS (50% OF REQUIRED 24 STALLS]
6 STALLS 125% OF REQUIRED 24 STALLS]
12 STALL S (50% OF REQUIRED 24 STALLS ]
4 STALLS
34 STALLS

REQUIRED ,
1.25 SPACE I DWELLING UNIT
PROPOSED,
RESIDENTIAL
VISITOR
TOTAL

16 • 1.25 = 20 SPACES

16 SPACES
4 SPACES
20 SPACES

SITE COVERAGE·
PERMITTED
PROPOSED,

40.0%
39.9%

BUILDING,
SOUTH BUILDING
NORTH BUILDING
TOTAL,

AREA ISFI AREA(m2]
5374 SF
499m 2
5352 SF
497m 2
10726SF
996m 2

COVERAGE I I 26,922 SFI
20.0%
19 9%
39.9%

PERMITTED oO 9
PROPOSED , 0.885
FLOO D HAZAB.l);
FLOODPLAIN ,
11T l3.53m GSCI
LOWEST STOREY CONTAINING HABITABLE SPACE, 18'6.. (5.65m GSC J

PROJECT SUMMARY
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UNI T 201

UNIT 202

UNIT 203

UNIT 204

UNIT 205

UNIT 206

UNIT 207

UN IT 208

666 SF

636 S F

635 SF

636 S F

695 SF

695 SF

695 SF

712 SF

IFSR CALCULATION

I

AREA l
UN IT 101

77 SF

UNIT 102

77 SF 1

0.003

T

77 SF

0.003

I

77 SF

0.003

UNIT 103
UNIT 104

El

UNIT 201

57 SF

0.002

I

57 SF

0.002

UNIT 107

I

57 SF

0.002
0.002

UN IT 102

77 SF

0.003

UNIT 202

77 SF

0003 1
0. 003

77 SF

0.003

UNIT 205

I

57 SF

0.002

I

57 SF

0.002
0.002

UNIT 104

77 S F

77 S F

R

- ~~

UNIT 107

ls'7 sF

f57 SF

I'

I

....,.._,_._,,,

pi'

,

... -,, b'm

"~~·"·~

I'57 SF

,,

57 SF

I"'~

f;i ~

...

UNIT 105

EJ

'<:Jp
i7

~

····· ...·~ J

-1-n

695 S F

I~

.I '~

'

~

'~··~~

"

1<-rn

~

UN IT 206

·'""'·

•''·'

I=

UNIT 105

UNIT 207

57 SF

695 S F
I

UNIT 208

57 SF

0.002

1065 SF

0.040

L 1 ·ENTRY LEVEL

UNIT 101

a

667 sF

JUNIT 101

667 S F

-im

0 024 j

jUN IT 103

636 SF

jUN IT 104

635 SF j

jUNIT 105

695 SF

0 026 1

UN IT 106

695 SF

0 026
0.026

UN IT 107

I

695 SF

IUNIT108

I

713 SF

0.026

666 SF

0025

636 SF

0.0 24

635 SF

jUN IT 202
jUNIT 204

636 SF

0.024
0 024

UN IT 205

695 SF

0.026

jUNIT 206

695 SF

0.026

695 SF

0.026

7 12 SF

0.026

10741 SF

0.399

I UNIT 203

UNIT 207

I

I

JUN IT 208
L2 · SECOND LEVEL

UNIT 202

UNIT 203

UNIT 204

UNIT 205

UNIT 206

UNIT 207

UNIT 208

UNIT 201

UN IT 202

UNI T 203

UNIT 204

UN IT 205

UNIT 206

UNIT 207

UNI T 208

645 S F

635 S F

636 S F

636 S F

695 S F

695 SF
I

695 SF

713 SF

66 SF

66 SF

66 SF

66 SF

100 SF

100 S F

100 SF

100 SF

I

I

UNIT 101

645 SF

0.0 24

UNIT 102

635 SF

0 .024

UNIT 103

636 s F!

0.024

UN IT 104

635 SF

0.024

UNIT 105

695 SF I

0.026

UNIT 106

695 sF I

0.026

UN IT 107

0 026

UN IT 108

695 SF I
713 SF

jUNIT 201

645 SF

0.024

UNIT 202

635 s FT

0 024 j

UN IT 203

UN IT 108

71 3 S F

100 SF

636 s FT

0 024 1

636 SF

0 024 j

UNIT 205

695 SF I

0.026 1

UNIT 206

695 SF

0.026j

UNIT 207

6955F j

UNIT 208

713 SF

0 026 1
0 026 j

10698 SF

0. 397
0.002

UNIT 101

I

66 SF

UN IT 102

I

66 SF

0002J

UN IT 103

I

66 SF

0.0 02

I

66 SF

0.002

UNIT 105

100 SF

UN IT 106

100 SF
100 SF

0.004
0.004
0.004
0.004

66 SF

0.002

66 SF

0 002J

UNIT 104

100 SF

,UN IT107
UNIT 108
UNIT 20 1

I
I

UNIT 202
UNIT 203

I
I

66 SF

0.002

UN IT 205

100 SF

0 .004

I UNIT 206

100 SF

0.004 j

UN IT 207

100 SF

UN IT 208
L4 · ROOF DECK
TOAL·

I

\\

\\I \lllt/J

,,

,, ~~ED A.f1c ,,
,, <::>" ... .. .. :.s-/ ,,.
' r~ ··~s GR/II··tt;.·· ~ ,.,..
..... /,'f' .·~"I"
'Yf
e '\'~ ....
..... ...., • C>''
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-
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100 SF

0.004
0.004

13265F

0.049

23829 SF

0.885

.•• -

0 . ~.;
C).

0 :

0.002

66 SF

UN IT 204

AREA PLANS

0.0 26

.UN IT 204

L3 · TH IRD LEVEL
UNIT 108

0 025 j

0.024
0. 024

I uN IT 201

UNIT 201

I

635SF J

UNIT 102

'E ~

~~

I

77 SF

UNIT 103

[!sF

~~

~

UNIT 201
UN IT 203

UNIT 107

r. LS'1
t7 1c

}

57 SF

UN IT 108

77S'3

..

57 SF

UNIT 204

UNI T 106

.......

UN IT 108

77 SF

El

,

UNI T 208

UNIT 204

77 SF

UNI T 101

0.003

UNIT 106

UNIT 105

57 SF

FSR ( / 26.922)
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-

BAY WINDOW

BAY WINDOW

BAY WINDOW

BAY WINDOW

13 SF

11 SF

I

I

14 SF

14 SF

BAY WINDOW

BAY WINDOW

BAY WINDOW

10 SF

10 SF

EXCLUD ED AREAS I BAY WINDOWS !
BAY WINDOW BAY WINDOW

BAY WINDOW

UNIT 102
UNIT 104
UNIT 106
UNIT 108
UN IT 201
UNIT 203
UNIT 205
UNIT 207
UNIT 208
L2- SECOND LEVEL

BAY WINDOW
13 SF

15SF

13 SF
BAY WINDOW

BAY WIN DOW

10 SF

13 SF

13 SF

13SF

41 SF

BAY WIN DOW

I

BAY WINDOW

12 SF
BAY WINDOW

BAY WINDOW

15 SF

13 SF

BAY WINDOW

BAY WINDOW

BAY WINDOW
29 SF

i

BAY WINDOW

BAY WINDOW
BAYW1NOOW
13 SF

BAY WINDOW
BAY WINDOW
14 SF

14 SF

14 SF
NOTE,
AL L BAY WINDOWS WILL
BE FRAMED 24'' A.F F

10 SF
13 SF

13 SF
BAY WINDOW
10 SF

r L _jL

__j

l

88

OPEN SPACE

::n ::

NAME

-- -1
D Ll

1

~~~~~~~==~~L===~

a

UNIT

ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
ROOF DECK
L4- ROOF OECK
TOTAL,

UNIT
UNIT 101
UNIT 102
UN IT 103
UNIT 104
UNIT 105
UNIT 106
UNIT 107
UNIT 108
UNIT 201
UNIT 202
UNIT 203
UNIT 204
UNIT 205
UNIT 206
UNIT 207
UNIT 208

DIMENSIONS

AREA

1S'-6" X 30'-4"
15' -6" x 30'-4"
15' -6" x 30'-4"
15'-6" X 30'-4"
23'-2" x 21 '- 9"
23'-2 ' x21 '-9 "
23'-2" X 21'-9"
21'-8" X 21'-9"
15'-6" X 30'-4"
1S -6" X 30'-4"
15' -6" X 30'-4"
15' -6 " X 30 ' -4"
23'-2" X 21'-9"
23' -2" X 21' -9"
23'-2" X 21'-9"
21' -8" X 21'-9"

404 SF
404 SF
404 SF
404 SF
406 SF
406 SF
406 SF
375 SF
404 SF
404 SF
404 SF
404 SF
406 SF
406 SF
406 SF
375 SF
6420 SF
6420 SF

14 SF

UNIT 101
UNIT 101
UNIT 102
UNIT 102
UNIT 103
UN IT 103
UNIT 104
UNIT 104
UNIT 105
UNIT 105
UNIT 105
UNIT 106
UNIT 106
UN IT 107
UNIT107
UNIT 107
UNIT 108
UNIT 108
UNIT 201
UNIT 201
UNIT 202
UNIT 202
UNIT 203
UNIT 203
UN IT 204
UNIT 204
UNIT 205
UNIT 20S
UNIT 206
UNIT 206
UNIT206
UNIT 207
UNIT207
UN IT208
UNIT 208
LJ- THIRD LEVEL
TOTAL

AREA
11 SF
11 SF
12 SF
13 SF
13 SF
11 SF
14 SF
14 SF
13 SF
111 SF
13 SF
13 SF
11 SF
10 SF
13 SF
10 SF
11 SF
10 SF
15 SF
12 SF
14 SF
14 SF
11 SF
15 SF
12SF
14 SF
29 SF
14 SF
13 SF
13 SF
10 SF
13 SF
11 SF
10 SF
10 SF
13 SF
14 SF
13 SF
11 SF
15 SF
12SF
14 SF
13SF
14SF
41 SF
485 SF
596 SF

•

::i t..::

aa c,
I

AREA PLANS

BUILDING,
SOUTH BUILDING
NORTH BUILDING
TOTAL,

AREA ISF! AREA 1m2 I COVERAGE I I 26,922 SFI
499m 2
S374 SF
20 0°/o
5352 SF
497 m 1
19.9%
2
10726 SF
996m
39.9%
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SPATIALSEPARATIO N 4

SPATIAL SE~ARATION 2

SPATIALSE~ARATION6

SPATIAL SEPARATION 5

IMATERIAL SCHEDULE
#

j MATERIAL

1

CONCRETE. SMOOTH FINISH
CONCRETE PAVERS
BRIC K, LIGHT GREY
FIBRE CEMENT. HARDIE PANEL. SMOOTH FINISH. LI GHT GREY
FIBR E CE MENT, HAR DIE PANEL, SMOOTH FINI SH. DARK GREY
FIBR E CEM ENT, WOOOSTONE PANEL. RUSTIC SER IES. SUM MER WHEAT
VINYL WINDOWS AND DOORS IALL WEATHERI, BLACK
VINYL WINDOWS (ALL WEATHERI. FROSTED GLASS, BLACK
PRE-FINISH ED METAL RAIN WATER LEADER, BLACK
METAL PICK ET RAILING. BLACK
METAL. BLACK AND GLASS. CLEAR TEMPERED GUARDRAIL
[CEDAR WOOD VERTICAL SCRE ENING - CLEAR STAIN
OVERHEAD METAL GARAGE DOORS !ALL WEATHER I, BLACK
[ MAIN ENTRY DOOR W/TRANSOM LIGHT (ALL WEATHERI, CONTRASTING COLOUR
[INSULATED HOLLOW METAL DOOR IALL WEATHERI. BLACK
\ PRE-FINISHED WALL CAP FLASH ING, BLACK
METAL CANOPY, BLACK
CEDAR PLANTERS
ALLAN BLOCK RETAINING WALL W PRE-CAST CAP STONE

SPATIAL SEPARATION 1

INTERIOR SOUTH ELEVATION

INTERIOR SOUTH ELEVATION

INTERIOR SOUTH ELEVATION

SPATIAL SEPARATION 1,
DISTANCE BETWEEN BUILDINGS,
LIMITING DISTANCE lei OF TONY LANEI ·
AR EA OF EXPOSING BUILDING FACE.
PERMITIED UNPROTECTED OP EN INGS·
PROPOSED UNPROTECTED OPENI NGS,

SPATIAL SEPARATION 2•
DISTANCE BETWEEN BUILDINGS.
LIMITING DISTANCE lei OF TONY LANEL
AREA OF EXPOSING BUILDING FACE,
PERM ITIEO UNPROTECTED OPENI NGS.
PROPOSED UNPROTECTED OPENINGS,

SPATIAL SEPARATION 3,
DISTANCE BETWEEN BUILDINGS·
LIMITIN G DISTANCE le l OF TONY LANEJ ,
AREA OF EXPOSING BUILDING FACE ·
PERMITTED UN PROTECTED OP ENIN GS·
PROPOSED UNPROTECTED OPENI NGS ,

13. 2m
6.6m

87.6m 2
48% "' 42m 2
30% = 26.4m2

11m
5.5m
86.9m2
40% = 34 .8m2

33% = 28.4m2

2
3

13.4m
6.7m

65m2
55 %= 35 .8m 2
27% = 17.6ml

"s
6
7

8
9

10
INTEBIOR

SOUT~

ELEVATIOtl

SPATIAL SEPARATION 4,
DISTANCE BETWEEN BUILDIN GS,
LIM ITING DISTANCE lei OF TONY LANEI·
AR EA OF EXPOSING BUILDING FAC E,
PERM ITTED UNPROTECTED OPEN INGS,
PROPOS ED UN PR OTECTED OP ENINGS,

12 .4m
6 2m
65m2
45% = 29 .2m2

29% • 18.7m'

NOTES·
1.REFER TO SH EET OP. 1• FOR LIMITING DISTANCES

ELEVATIONS

INTERIOR SOUTH ELEVATION

INTER OR SOUTH ELEVATION

SPATIAL SEPARATION 5
DISTANCE BETWEEN BUILDIN GS,
LIMITING DISTANCE lei OF TONY LANEI
AREA OF EXPOSING BUILDING FACE,
PERM ITTED UNPROTECTED OPENINGS·
PROPOSED UNPROTECTED OPENINGS,

SPATIAL SEPARATION 6,
DISTANCE BETWEEN BU ILDIN GS
LIM ITING DISTANCE le t OF TONY LANEI·
AR EA OF EXP OS IN G BUILDIN G FACE ,
PERMITTED UNPROTEC TED OP ENIN GS,
PROPOSED UNPROTECTED OPENINGS,

11 .4m
5.7m

65m2
38% = 24 .7ml
27% = 17.7m2

11.4m
5.7m

67m2
38% = 25.5m2
24% = 15.smz

11
12
13
14
15

16
17
18
19
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~
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SPATIAL SEPARATION 1

INTERIOR NORTH ELEVATION

INTERIOR NORTH ELEVATI ON

INTEBIOR NOBTH ELEVATION

LIMITING DISIANCE- NORTH

SPATIAL SEPARATION L
DISTANCE BETWEEN BUILDINGS·
LIMITING DISTANCE let OF TONY LANEL
AREA OF EXPOSING BUILDING FACE,
PERMITTED UNPROTECTED OPENINGS,
PROPOSED UNPROTECTED OPENINGS,

SPATIAL SEPARATION 2,
DISTANC E BETWEEN BUILDINGS,
LIMITING DISTANCE let OF TONY LANE(,
AREA OF EXPOSING BU ILDING FACE,
PERMITTED UNPROTECTED OPENINGS·
PROPOSED UNPROTECTED OP ENINGS,

SPATIAL SEPARATION 3,
DISTANCE BETWEEN BUILDINGS·
LIMITING DISTANCE let OF TONY LANEL
AREA OF EXPOSING BU ILD ING FACE ,
PERM ITTED UNPROTECTED OPENINGS·
PROPOSED UNPROTECTED OPENINGS,

DISTANCE TO THE PROPERTY LINE
AREA OF EXPOSING BUILDING FACE.
AREA OF UNPROTECTED OPENINGS
PERMITTED UNPROTECTED OPENINGS
PROPOSED UNPROTECTED OPENINGS.

INT ~RIOB

13.2m
88 .8m2

48% = 42 .6m 2
27% = 23.9m2

NOBIH ELEVA[ION

SPATIAL SEPARATION 4,
DISTANCE BETWEEN BUILDINGS .
LIMITING DISTANCE let OF TONY LANEJ.
AREA OF EXPOSING BUILDING FACE
PERMITTED UNPROTECTED OPENINGS .
PROPOSED UNPROTECTED OPENINGS,

12 .4m
6.2m

67 .4m2
£8lf~ = 30.3ml
20% = 13.8m2

NOl ES,
!.REFER TO SHEET OP 14 FOR LIMITING DISTANCES

ELEVATIONS

lim
5.5m
B9.5m2
40% = JS.amz

23%. 20.Jm2

lt:!TERIQR NQBTH ELE~ATIOt:!

INTERIOR NORTH ELEVAIION

SPATIAL SEPARATION 5
DISTANC E BETWEEN BUILDINGS
LIM ITING DISTANCE let OF TONY LANE(
AREA OF EXPOSING BUILDING FACE .
PERMITTED UNPROTECTED OPENINGS,
PROPOSED UNPROTECTED OPENINGS,

SPATIAL SEPARATION 6,
DISTANCE BETWEEN BUILDINGS,
LIM ITING DISTANCE let OF TONY LANE !·
AREA OF EXPOSING BUILDING FACE.
PERMITTED UNPROTECTED OPENINGS ,
PROPOS ED UNPROTECTED OPENINGS,

11 .4m
5.7m

653 m2
38 % "' 24.8m2

25% .. 16.4m 2

*

I
I
I

l

SPATIAL SEPARATION 3

6.6m

..

0

13.4m
6 7m
65.3m2
55% o 35 9m'
25 % = 16.4m'

11 .4m
5.7m
69 I m2
38% o 26 .3m'
20% = 13. 7m'

3.66m
169 m2
5.36 m2
12%
3%

i

MATERIAL SCHEDULE
#

IMATERIAL

1
2
3
4
5
6
7
B
9
10
11
12
13
14
15
16
17
18
19

CONCRETE. SMOOTH FINISH
CONCRETE PAV ERS
BRICK. LIGHT GREY
FIBRE CEMENT. HARDIE PANEL. SMOOTH FINISH. LIGHT GREY
FIBRE CEMENT. HARDIE PANEL. SMOOTH FINISH. DARK GREY
FIBRE CEMENT. WOODSTONE PANEL. RUSTIC SERIES. SUMMER WHEAT
VINYL WINDOWS AND DOORSIALL WEATHER!. BLACK
jVINYL WINDOWS !ALL WEATHER!. FROSTED GLASS. BLACK
PRE-FINISHED METAL RAIN WATER LEADER. BLACK
METAL PICKET RAILING. BLACK
IMETAL. BLACK AND GLASS. CLEAR TEMPERED GUARDRAIL
I CEDAR WOOD VERTICAL SCREENING- CLEAR STAIN
(OVERHEAD METAL GARAGE DOORSIALL WEATHER!. BLACK
MAIN ENTRY DOOR W/ TRANSOM LIGHT (All WEATHER!. CONTRASTING COLOUR
INSULATED HOLLOW METAL DOOR !All WEATHER!. BLACK
PRE-FINISHED WALL CAP FLASHING. BLACK
METAL CANOPY, BLACK
CEDAR PLANTERS
ALLAN BLOCK RETAINING WALL W PRE-CAST CAP STONE
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IMATERIAL SC HEDULE
!MATERIAL

LIMITING DISTANCE· EAST
DISTANCE TO THE PROPERTY LINE ,
AREA OF EXPOSING BUILD ING FACE ,
AREA OF UNPROTECTED OPENINGS,
PERMITTED UNPROTECTED OPENINGS,
PROPOSED UNPROTECTED OPEN IN GS

4 88m
169m2

5.36 m2
12%
3%

I
LIMITING DISTANCE· WEST
DISTANCE TO THE PROPERTY LINE ,
AREA OF EXPOSING BUILDING FACE·
AREA OF UNPRO TECTED OPENINGS ·
PERMITTED UNPRO TECTED OPENINGS·
PR OPOSED UNPROTECTED OPENINGS ,
DISTANCE TO THE PROPERTY LINE,
AREA OF EXPOSING BUI LDING FACE·
AREA OF UNPROTECTED OPENINGS ·
PERMITTED UN PROTECTED OPENINGS,
PROPOSED UN PROTECTED OPENINGS,

ELEVATIONS

4.7m

231m2
6.6 m2
12%

I

3%

4.27m
18.6 m2
1.1 m2

39%
6%

I

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19

CONCRETE. SMOOTH FINISH
CONCRETE PAVERS
BRICK, LIGHT GREY
FIBRE CEMENT, HARDIE PANEL, SMOOTH FIN ISH, LIGHT GREY
I FIBRE CEMENT. HARDIE PANEL, SMOOTH FINISH, DARK GREY
FIBRE CEMENT, WOODSTON£ PANEL. RUSTIC SERIES, SUMMER WHEAT
!VINYL WINDOWS AND DOORSIALL WEATHER[. BLACK
VINYL WINDOWS IALL WEATHER!. FROSTED GLASS, BLACK
PRE-FINISHED METAL RAIN WATER LEADER. BLACK
METAL PICKET RAILING, BLACK
METAL, BLACK AND GLASS, CLEAR TEMPERED GUARDRAIL
CEDAR WOOD VERTICAL SCREENING- CLEAR STAIN
OVERHEAD METAL GARAGE DOORS IALL WEATHER!. BLACK
MAIN ENTRY DOOR WI TRANSOM LIGHT [ALL WEATHER!. CONTRASTING COLOUR
INSULATED HOLLOW METAL DOOR [ALL WEATHER!. BLACK
PRE-FINISHED WALL CAP FLASHING, BLACK
METAL CANO PY, BLACK
CEDAR PLANTERS
ALLAN BLOCK RETAINING WALL W PRE-CAST CAP STONE
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Land Use Rationale
For the Proposed Development at 34 S Dyke Road
Prepared By: East South Dyke Holdings
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Background of Rivers Walk Developments
The proposed development at 34 S Dyke Road is the third and final phase of the Rivers Walk
developments, a series of family oriented townhouse projects being developed along a vacant stretch of
waterfront in Queensborough by Pennyfarthing Homes. The development lands for all three projects are
bordered to the west by a series of single family homes, to the east by an existing townhouse
development, and to the north by two separate townhouse developments currently under construction.
34 S Dyke Road is now an infill project, the completion of which will finalize the immediate area buildout.
The 36-unit first phase of the development, which began construction in 2013, front-ended the offsite
infrastructure required for the larger immediate area to move forward with planning. That work
included the upgrading of City sewer systems, the installation of the Wood Street Pump Station & the
creation of the Wood Street extension north from S Dyke Road. Both the first phase, along with the
2015 10-unit second phase, cleanup up their respective areas of waterfront (removed old building,
docks, industrial dumping), constructed their section of the Queensborough perimeter boardwalk, and
dedicated their entire section of foreshore lands back to the City, ensuring the riverfront remains in its
natural state in perpetuity.
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Background of the Proposed Application
While still on the smaller side, the 16 unit application for the final phase of the Rivers Walk projects is
actually the most complicated application of the three and has required the most work to date.
The main reasoning behind the complicated nature of the deal relates to the fact that the land vendor
for the development property is currently operating a marina on the riverfront and wishes to continue
doing so.
When we when entered into a Contract of Purchaser & Sale with the land vendor, the initial idea was
that we would subdivide off the area of land north of S Dyke Road into one developable parcel of land,
another area just south of S Dyke Road as a dedication to the City (continue waterfront boardwalk), and
leave the land vendor with a sliver of land that would allow him to legally operate a marina (can’t hold a
water lot lease with Port Metro without owning a sliver of the foreshore). Once the initial application
was submitted to the City though, it became clear that the City wanted the entire foreshore dedicated
to them as part of the application (like previous phases), while the land vendor wanted to keep nearly
the entire foreshore parcel of land while also obtaining the right to connect his water lot up to City
sewer services.
Negotiating a resolution to the situation with planning and the land vendor took several years. The
outcome of which is that the applicant will ultimately get the area north of S Dyke Road to construct the
townhouse development, the City will keep lot 02, an area large enough to continue construction of the
perimeter boardwalk, and Mr. Francis will keep a satisfactory large section of the foreshore to continue
operating his water lot. In addition, the applicant will pay the City $75,000 as a contribution towards
purchasing lot 03 from the land vendor, in the event he wishes to cease his marina operation and sell lot
03 down the road. The land vendor will also be granted access to lot 03 through a Right of Way over lot
02 and the right to install services within that Right of Way, providing he can work out a licencing
agreement with the City.
Further complicating the application is the fact that it includes the purchase of half of the width of
Boyne Street, running adjacent to Lot 01, from the City. The applicant has agreed to purchaser the
parcel of land at independently appraised price of $410,000. The completion of the purchaser will
happen after the applicant has rezoned the development parcel and closed on the sale of lot 01.
As the full width of Boyne Street north of 34 S Dyke Road until Salter Street, as well as the half road east
of our application, has already been purchased by the surrounding developments. The only section of
Boyne Street left south of Salter will therefore be a small chunk of City owned land fronting onto S Dyke
Road. As part of the development, the application has agreed to improve that chunk of land on behalf of
the City and develop a “dog relief station” for the public. The station will include a fenced in area,
covered with artificial turf, a bench for owners to relax, and a landscape perimeter to beautify the
amenity.
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Reference Map to Follow:
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Current Status of Land

Currently, the developable parcel of land (lot 01) is stripped of vegetation and preloaded. The preload
has been sitting on the land for several years and has finished compacting the site. It is ready for
removal, and will be removed once the approval to do so is granted.
The undevelopable land south of S Dyke Road (lot 02 & lot 03) is finished with overgrown natural
vegetation and a rough gravel surfacing.

Environmental Testing of 34 S Dyke Road/Boyne Street Remnant
Given the historic use of the neighboring commercial marina, it was recommended in prior Phase 1
environmental review of the site, that a Phase 2 report be conducted along the foreshore to ensure
there was no cross contamination of soil.
In March of 2019, Geostratus Consulting sent drill rigs to the site and collected soil and groundwater
samples for lab testing. Samples were taken along the foreshore, as well the north side of S Dyke Road.
All collected samples were compliant with CSR Urban Park Standards, providing a basis for Geostratus to
conclude that there were no environmental issues that required further investigation or action.
Copies of the Phase 2 report were provided to the City of New Westminster Planning and Engineering
Departments, as well as the Manager, Civic Buildings and Properties.

Environmental Stewardship of Proposed Development

Material section and specifications of the buildings and units themselves will be designed with energy
conservation in mind - lighting will be predominantly LED throughout the projects, units will all be fitted
with programable thermostats, appliance packages will be energy star rated, furnaces will be high
efficiency, and cedar rooftop decks will moderate heat loss/gain. Together these elements will
contribute to ensuring the developments meets or exceeds the City of New West Step Code standards.
From a landscaping and greenery perspective, as the site is currently comprised of bare fill, all planting
of trees, shrubs, and grasses will be a net positive gain for the property. Landscape design has been
thoughtful in its approach – both evergreen and deciduous trees have been selectively placed
throughout the site to ensure proper shading in the summer and light penetration in the winter (fallen
leaves). Large areas of grass have been planted to create usable outdoor living space for the
development’s residents, planters will be installed on rooftop decks, and natural hedging is proposed for
screening instead of fencing that can not be built within the dyke reserve. Hard landscaping will be
installed on the City remnant of Boyne Street to create a resting point along the S Dyke boardwalk, while
foreshore beatification and slope stabilization will occur on the south side of S Dyke Road.
During construction, our teams will follow sediment control procedures and have those procedures
monitored by outside consultants throughout the course of construction. Waste materials will be
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separated and recycled for future use, and non-recyclable materials will be disposed of though the
proper avenues.
As part of the land sale deal with the marina operator, the applicant will be installing a sewage pumpout station on the water docks in front of the subject property. The station will connect into municipal
services and will prevent effluent being dumped directly into the river. The applicant has sought and
gained permission from Port Metro to install and operate the proposed pump-out station.

Social & Cultural Benefits of the Development

All units within the development are designed with families in mind – all units have three bedrooms,
two bathrooms, two car garages, outdoor space for children to play/adults to entertain, balconies or
patios, rooftop decks, and enough square footage that a family can comfortable remain in their homes
as their children age.
Street access has been provided for all S Dyke Road units to ensure easy access to their generous front
gardens, while the balconies on the rear units have been relocated to the interior road to provide
additional play area in the rear of those homes.
From a design perspective, the development borrows from not only the previous phases, but gathers
inspiration from the cubic and contemporary float homes that can be seen down the river from the
project.
By completing the last infilled section of the area, the proposed development will provide a finished,
cohesive look to the area, improving upon its current “pile of fill” look. It will also further benefit the
surrounding developments by providing a conclusion to the construction noise and disturbances that
have been ongoing in the area for some time.
Though the continued construction of the S Dyke boardwalk and the finishing of the Boyne Street
remnant, the development will create common amenities for the City as a whole.
Economic Benefits of the Development
Aside from expanding the tax base of the City, and contributing it’s obligatory DCC’s and other municipal
charges, the development has offered to make a voluntary amenity contribution to the City of New
Westminster in the amount of $20,000 to use for future community benefits.

Being Neighborly

As the proposed development is sandwiched in between three different stratas, we took measures in
our design and consultation to be good neighbours.
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To the east, we provided notification to our Phase 2 purchasers in their Disclosure Statement that they
would eventually be sharing a common road with Phase 3. This gave them an understanding of the
ultimate form of the overall development before they made their purchasing decision. To address
privacy concerns with Phase 2 we also provided planting between phases, frosted the end upper
windows along the western units, and mirrored setbacks. We will also be entering into a cost sharing
agreement with the Phase 2 strata for cost sharing of common road maintenance (snow removal, ice
clearing, etc.)
To provide some privacy to the north, we relocated the rear patios on the main level to the interior
road.
To protect the development to the east, we again provided privacy planting, but also offered to pay for a
new joint fence along their eastern property line. We would also construct a new fence for our eastern
neighbors along the Boyne Street remnant we are planning to finish on behalf of the City.
During construction, we will not look to gain access to our site though any of the neighboring properties.
We would only look to do so once construction in complete. Our crews will only operate during
municipal construction hours, and we will look to build out the project as a single phase. This will reduce
the overall construction timeline and associated headaches.
From a consultation perspective, we provided notice to all surrounding developments of our application
and hosted a public open house to further educate and answer any questions the neighborhood had. A
report of the findings from the consultation can be found in our Public Consultation Summary Report
that has been submitted to Planning.
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Project Name: Rivers Walk_Phase 3
Date: 2018.10.15
To: Hardev Gill, MCIP, RPP

Project Address: 34 South Dyke Road,
New Westminster

From: Thomas Grimwood

Re: Design Rationale

Rivers Walk_Phase 3: Design Rationale

Project Description
East South Dyke Holdings is seeking redevelopment of the empty lot to the eAst of Rivers Walk Phases 1
+ 2. The proposed development would provide 16 ground-oriented townhouse Units ORGANIZED INTO
two separate buildings.
The massing of the proposed 16 townhouses is consistent in concept with the existing Rivers Walk
‘Phase II’ development to the west, with a row of 2 storey townhouses along E South Dyke road to the
south and a row of 3 storey townhouses to the north. Vehicle access to the project is PROVIDED by
extending the center lane to the east. Pedestrian access to E South Dyke Rd is provided through
pathways located on both, the east and west. The project respects the SRW to the south along South
Dyke Road.
The form and massing of the project is intended to provide a development that is consistent with both, the
townhouse developments to the west and also the scale of the single-family dwellings that have
traditionally made up the neighbourhood. While the form is consistent, it is realized in a slightly more
contemporary architectural language that will contribute to the diversity of the neighbourhood.
Both the north and south buildings are accessed through formal unit entrances located internally along
Tony Lane. A second entry is provided internally through the garage. The units located along East South
Dyke Rd have secondary at grade entrances to the south at the two storey elevations to the south.
Fire access is provided from the pathways located off East South Dyke Rd. to the south.
Landscape
Landscape design has been developed to offer a street friendly presence. Along South Dyke ROAD, a
new street edge has been created with sidewalk, grass boulevard, and new street trees, consistent with
phase two.
Each unit will have wall mounted lights, at the front entrance as well as the address sign has a light as
well. There will be lights along the pathways as well. Rooftop patios are framed with planted
shrubs,creating ‘green’ views from the street, while providing privacy for occupants from neighboring
buildings. All landscaped areas will be irrigated with a high efficient system.
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Unit Mix + Parking
The unit type and mix have been configured to work within the challenging geometry of the site. Longer
narrower ‘interlocked’ townhouse units are shown on the deeper side of the site to the west. We transition
to to shorter wider units to the east. Each unit type has a corresponding parking arrangement based on
the footprint of the unit: the interlocked units have tandem stalls while the wider units have side by side.
Townhomes are approximately 1500 sf in size and feature three bedrooms, open kitchens generous living
space with 9’ ceilings, a private rooftop terrace, private outdoor patio space at grade.
Detail + Materiality
The architectural expression merges the clean AND clear language of contemporary architecture with
familiar and warm tactile materiality of traditional West Coast residential homes.
Each unit is clearly delineated and legible as a ‘home’ accessed by well defined, private entry pathways
leading to (covered) entries. The massing is softened with the use of light grey brick on the lower level
with warm vertical Wood textured panelling PAIRED WITH SOLID VERTICAL PANELS on the upper
level. Punctuated by framed windows, that are sized and located to maximize daylight. The brick is
intended to anchor the project on the site, create a feeling of quality and permanence. The vertical wood
textured panelling is a warmer visually lighter counterpoint. The material combination is intended to soften
the perceived height of the two- storey townhomes and not overwhelm the neighboring residential lots.
The character of each of the main elevations is consistent with subtle variation in material and form to
represent the unique character of each façade.

CPTED
Crime prevention has been accommodated with well lit open side yards and spaces. Yards are open and
landscaped with low vegetation to minimize opportunities to be undetected by residents. Additionally,
each unit will have wall mounted lights, at the front entrance as well as the address sign has a light as
well. There will be lights along the pathways as well. The townhouses along the south provide a
secondary formal entrance as a way to activate the frontage along East South Dyke Rd.
Another strength of this proposal is its close proximity to shops and services. Services include major
public transit, close proximity to shopping, as well as to public services, such as the Hospital, Police,
Ambulance, Fire services, Elementary and High Schools, and City Hall. Close proximity to Religious
facilities makes this even more livable.
Summary of Changes
a. ) Convert the single car garage units (203 & 204 in submission copy) back to a normal tandem
configuration. Tandem garage remains, as discussed with planning.
b)
Move balconies on northern block from the rear of the block to the front of the block, allowing
more light to penetrate into the backyards of those units.
• Refer to drawing A2.2 for location of new balconies.
c)
Include a context plan in the drawing package that shows the neighboring buildings. Reference
the building separation distances on the drawings.
• Refer to drawing A1.2 Context Plan.
d)
Wrap the S Dyke facing patio on unit 108 to the east of the block.
• Refer to drawing A2.2 for location of new balconies.
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e)
Identify the City land to be landscaped as part of the application on the plans.
• Refer to site plan drawing A1.2
f)
Provide straight-on 3D rendering of the east elevation of the two blocks.
• Further articulation and improved privacy/outlook on the east elevation. Roof deck guardrail has been
shifted west to improve privacy. Bathrooms will receive frosted glass + Landscape has added new
plantings.
g)
Include in the resubmission of plans an explanation of all requested variances for the project.
• Refer to Section drawing A5.1 for building height/separation calculation. Based on the building height
calculation, it’s our interpretation that we do not require a variance for building separation.
h)
Explain how privacy will be addressed on east elevation.
• Further articulation and improved privacy/outlook on the east elevation. Roof deck guardrail has been
shifted west to improve privacy. Bathrooms will receive frosted glass + Landscape has added new
plantings. Refer to drawing A3.1 for image + additional notes.
i)
Provide a density calculation, confirming what portion of Boyne street is used.
• Refer to Project Summary A0.1, SITE AREA diagram showing lot area breakdown.
j)
Adjust the building aesthetics to be more in line with the neighbourhood – loose the jigsaw façade
and potentially add in some brick, etc.
• Units have been colour blocked to provide additional visual interest, break down the form and massing
of the project.
• The pattern of the exterior cementitious panels has been simplified/rationalized to improve how it
relates to the surrounding context.
• Canopies have been added to the elevation to provide additional weather protection above the
entrances and the patio doors.
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Pennyfarthing
September 25, 2018

Mr. HardevGill
City of New Westminster
511 Royal Ave
New Westminster, B.C. V3L1H9

Dear Sir,

Re; Setback Hardships- 34 S Dyke Road

The proposed development at 34 S Dyke Road is situated on a portion of a very small pieshaped hook lot. Due to the size and shape of that parcel of land, it is very difficult to squeeze
two blocks of livable family oriented townhouses onto the site while maintaining the prescribed
zoning setbacks. Specifically, our rear yard and side yard setbacks are issues.
With regard to the rear yard setback, zoning requires a minimum distance between blocks for
privacy reasons. Due to the pie shaped nature of our development, it is very difficult to keep
that minimum distance while squeezing in 3 bedroom townhouses. We have addressed the
issue to a degree on the short end of our site by utilising townhouse layouts with wider and
shorter configurations. However, we still have pinch points on our site, and given that we can't
build into the Dyke Reserve, we are kindly asking for a variance on the rear yard setback of the
site. Please note that the rear line of the northern block is generally equal to that of the
neighbors. Also, we have eliminated balconies from the rear of the units on the northern block,
which will provide additional privacy.
With regard to the side yard setback along the western side of the site, as the western side of
the site has the larger depth, we need to keep the townhouse blocks situated as far to that side
of the site as possible to ensure that we don't run into minimum distance issues between the
blocks. We are therefore requesting a variance for the western side yard setback to bring us in
line with tbe^setback and variance granted for the neighboring development to the west.

East Soi

e Holdings Ltd.

DBA: Pennyfarthing Homes

Suite 100 - HSOCrccksido Drive
Vancouver, BC V6J 5B3
604.734 8443
pennyfarlhtn(>homes.ca

BUILDING BETTER LIVING
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#Appendix D

Engineering Services Memorandum
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#Appendix E

Project Statistics and Variances
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Table 1: Project Statistics and Variances
Attributes
Proposed Land Use
Existing Zoning
Proposed Zoning
Density Form
Site Area (townhouse
site)
Gross Site Area
Building Area

Total Floor Space
Site Coverage
Floor Space Ratio
Height
Building 1
Building 2
Front Yard Setback
(South Dyke Road)
Rear Yard Setback
Side Yard Setback (east)
Side Yard Setback
(west)
Building Separation
(north-south)

Off-street parking

Visitor Parking
Bicycle Parking
(longterm)
Flood Construction
Level per G.S.C.
(Geodetic Survey of
Canada)

Multi-Unit Residential
RQ-1 (Queensborough Neighbourhood Residential
Dwelling Districts)
RT-3A (Queensborough Townhouse Districts)
Low Density
2,501 m² (26,922 ft²)
3,212 m² (34,570 ft²)
3,269. 28 m² (10,726 ft²)
RT-3 Zoning
Proposed
(Maximum)
n/a
2,213.71 m²
(23,829 ft²)
40%
39.9%
0.9
0.885

Variances
-

10.7 m (35 ft)
10.7 m (35 ft)
Minimum
4.97 m (16.3 ft)

8.22 m (27 ft)
9.67 m (31.73 ft)
Proposed
5.0 m (16.6 ft)

Variances
-

4.57 m (15 ft)
4.57 m (15 ft)
4.57 m (15 ft)

3.65 m (12 ft)
4.88 m (16 ft)
4.13 m (13.6 ft)

0.92 m (3.01 ft)
0.44 m (1.44 ft)

10.76 m (35.33
ft)

-

4 space
20 spaces

11.09 m to 12.75
m (36.4 ft to
41.83 ft)
Proposed
Side by Side: 16
Tandem: 16
Total: 32
4 spaces
20 spaces

3.53 m (11.58 ft)

5.65 m (18.53 ft)

Required
24 spaces

Variance
-

-
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Draft Zoning Amendment Bylaw
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CORPORATION OF THE CITY OF NEW WESTMINSTER
ZONING AMENDMENT BYLAW (34 SOUTH DYKE ROAD)
NO. 8087, 2019
A Bylaw to Amend Zoning Bylaw No. 6680, 2001
WHEREAS the Council has adopted a zoning bylaw under Part 14 of the Local Government Act,
and wishes to amend the bylaw,
THE CITY COUNCIL of the Corporation of the City of New Westminster, in open meeting
assembled, ENACTS AS FOLLOWS:
1. This Bylaw may be cited for all purposes as “Zoning Amendment Bylaw (34 South Dyke
Road) No. 8087, 2019.”
2. In this Bylaw, the term “Zoning Map” means the drawing attached to this Bylaw as Schedule
B.
3. Zoning Bylaw No. 6680, 2001 is amended as follows:
a) All of the existing regulations for the “Commercial Waterfront Districts (Limited)
(CW-2) Zone”, set out in section 571 of the Zoning Bylaw, are deleted and replaced
with the regulations attached to this bylaw as Schedule A;
b) The area shown cross-hatched and labelled Area 1 on the Zoning Map is to be zoned
“Queensborough Townhouse Districts (RT-3A)”;
c) The Area marked with dots and labelled Area 2 on the Zoning Map is to be zoned
“Parks District (P-10)”; and,
d) The area shown hatched and labelled Area 3 on the Zoning Map is to be zoned
“Commercial Waterfront Districts (CW-2)”.

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.
APPROVED by the Ministry of Transportation and Infrastructure this _________ day of
_____________, 2019.
ADOPTED this _____________ day of ______________, 2019.
___________________________
MAYOR

__________________________________
CITY CLERK
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Schedule A to Zoning Amendment Bylaw No 8087, 2019

CW-2
Section 571

571.
571 .1

Commercial Waterfront Districts (CW-2)
The intent of this zoning district is to authorize limited land-based structures
and uses for providing access to the adjacent river.

Permitted Principal Uses
571 .2

The following principal uses and no others are permitted in the CW-2 zoning
district.
Permitted Principal Uses
boat launching ramp
pedestrian ramp providing access to adjacent marina or other
floating boat moorage facility

Use Specific
Regulations
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Schedule B to Zoning Amendment Bylaw No 8087, 2019 – “Zoning Map”
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#Appendix G

Public Consultation Summary Report
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