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ADVISORY PLANNING COMMISSION
Tuesday, September 20, 2016 at 5:30 p.m.
Committee Room #2
MINUTES
VOTING MEMBERS PRESENT:
Alex Sweezey
Richard Carswell
Laura Cornish
Andrew Hull
Peter Goodwin
Peter Hall

- Acting Chair, Community Member
- Community Member
- Community Member
- Community Member
- Community Member
- Community Member

REGRETS:
Brian Shigetomi
Margaret Fairweather
Christa MacArthur

- Chair, Community Member
- Community Member
- Community Member

GUESTS:
Eric Pattison

- Architect

STAFF:
Michael Watson
Lynn Roxburgh
Samantha Bohmert
Lauren Blake

- Senior Planning Analyst
- Planner
- Planning Assistant
- Committee Clerk

The meeting was called to order at 5:45 p.m.
1.0

ADDITIONS TO AGENDA
Item 5.1 - Small Housing BC Speakers Series was added to the agenda.
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2.0

ADOPTION OF MINUTES

2.1

Adoption of the minutes of May 17, 2016
MOVED and SECONDED
THAT the May 17, 2016 Advisory Planning Commission minutes be adopted.
CARRIED.
All members of the Commission present voted in favour of the motion.

3.0

INFORMATION PRESENTATIONS

3.1

Official Community Plan – Update on the OUR CITY process and the OUR
CITY Infill Housing Design Guidelines
Lynn Roxburgh, Planner, summarized the report dated September 20, 2016
regarding the update to the OUR CITY process.
In response to questions from the Commission, Ms. Roxburgh and Mike Watson,
Senior Planning Analyst, provided the following information:
• The new Official Community Plan (OCP) will identify the need for
voluntary amenity contribution or density bonus program, which would
identify amenities that are needed in the area around the 22nd Street
SkyTrain Station, and how those amenities will be paid for;
• Staff is continuing to work on a separate masterplan for the Sapperton
Green;
• There is a medium-term lease for one of the buildings located on the
Sapperton Green site; however, there are opportunities to develop around
that building;
• The Sapperton Green project is expected to be a 25-30 year build out;
• A delegation authority process for Development Permits may be considered
in order to assist with the development process time;
• Carriage Homes (CH) or Lane Way Homes (LWH) are intended to be
rental units in order to assist with ground-oriented rental unit stock in the
city;
• Pre-zoning of properties could be considered, and may reduce the risk, and
time commitments, and improve the economic viability of projects;
• Townhome designations are generally focused on transit corridors;
• Reducing the minimum lot size required for a single-family home could be
explored at a later date, after the adoption of the OCP;
• While there is a separate Lower Twelfth Street Master Plan, there continues
to be a lack of development in the Lower Twelfth Street area. Therefore,
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•
•
•
•
•

•

the area is identified as a study area that would explore how to achieve a
creative mix of traditional uses, such as industrial, residential and
commercial;
There would be no distinctions between different types of industrial land
use in the land use designation map in the new OCP;
Overlays for the land use designation map have been created for specific
areas, such as near the 22nd Street Station;
CH and LWH will not be permitted to be built above garages, as applicants
wishing to build CH or LWH will be requested to implement parking pads;
Access for pedestrians to CH or LWH would be required from the main
street sidewalk;,
It is proposed that homes currently built to the maximum Floor Space Ratio
(FSR) would not be permitted to construct CH or LWH. This could
provide the City with opportunities to allow greater density for Heritage
Revitalization Agreements (HRA) projects; and,
Proposed green spaces could be indicated on the 22nd Street Station Map for
developers’ information.

Discussion ensued, and the Commission noted the following comments:
• The City’s ability to “fast track” redevelopment applications could be
positive;
• It was suggested that town home designations could be extended along
more active transit streets in single family neighbourhoods, such as along
Sixth Avenue and Eighth Avenue;
• Concerns were expressed regarding the inability of residents to implement
CH or LWH above garages, as this could contribute to the loss of
greenspace and increase the need for street parking;
• Allowing CH or LWH units above garages could allow for increased
density with less impact on neighbourhoods;
• There seems to be a lack of feedback from residents living in multi-family
housing;
• The maximum FSR could be increased to 0.6;
• Residents living in multi-family homes may have different expectations of
privacy than individuals who live in single-family homes;
• The ability to sell a CH or LWH as a strata unit could be reviewed, in order
to provide residents with different options of owning property;
• Incentives could be provided for CH or LWH as opposed to secondary
suites;
• The provision of different parking requirements for secondary units in areas
located closer to transit was supported; and,
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• Support was expressed for allowing the option of three units with two
parking spaces in specific areas, such as near SkyTrain stations.
4.0

REZONING

4.1

1023 Third Avenue

HER00559

Michael Watson, Senior Planning Analyst, summarized the report dated
September 20, 2016 regarding 1023 Third Avenue. The applicant proposes
entering into a Heritage Revitalization Agreement (HRA) in order to enlarge the
heritage house and build two new duplexes at the front of the property (Third
Avenue). In exchange for the additional density (duplexes) on site and alterations
to the rear of the existing heritage house, the applicants would agree to restore and
maintain the exterior of the heritage house, and place long-term legal protection on
it through both the Heritage Revitalization Agreement and a Heritage Designation
Bylaw.
Mr. Watson advised that notification was sent to the following:
- the surrounding neighbourhood within 100 metres (385 notices);
- All Residents’ Associations;
- the Board of School Trustees;
- Superintendent of Schools; and,
- the New Westminster Heritage Preservation Society.
Eric Pattison, Pattison Architecture, provided an on-table PowerPoint presentation
further outlining details of the project as noted in the report dated September 20,
2016.
In response to questions from the Commission, Mr. Pattison provided the
following information:
• The shrubs located on the site do not have heritage value and would not be
able to be able to be relocated.
• There would be two or three steps from Oxford Street leading to the rear of
the heritage house;
• The heritage home is proposed to remain at the rear of the lot due to its
historical value on the site, and would also assist with reducing the height
of the duplexes;
• There would be five strata units located on the site, including the heritage
house; and,
• While the interior of the heritage house would not be designated, the
interior would be maintained as much as possible.
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Discussion ensued, and the Commission noted the following comments:
• Concerns were expressed regarding the number of steps from the Third
Street sidewalk to the heritage home;
• The project uses the slope of the site positively;
• The additions to the heritage home do not appear to affect its character;
• The project provides family oriented housing;
• Support was expressed for the positioning of the heritage home on the site;
• The project provides adequate parking; and,
• Appreciation was expressed for the retention of the heritage home.
MOVED and SECONDED
THAT the application for the Heritage Revitalization Agreement for 1023 Third
Avenue be supported.
CARRIED.
All members of the Commission present voted in favour of the motion.
5.0

NEW BUSINESS

5.1

Small Housing BC Speakers Series
Richard Carswell, Community Member, advised that Jake Fry, Director of Small
Housing BC, will be speaking at the New Westminster Public Library on October
19, 2016 at 7:00 p.m. Mr. Fry will speak to in-fill and small housing options.

6.0

REPORTS AND INFORMATION
There were no items.

7.0

CORRESPONDENCE
There were no items.

8.0

NEXT MEETING
October 18th, 2016 (Council Chambers)
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9.0

ADJOURNMENT

ON MOTION, the meeting adjourned at 7:37 p.m.
Certified Correct,

_______________________
Alex Sweezy
Acting Chair

________________________
Lauren Blake
Committee Clerk
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Members of the New Westminster
Advisory Planning Commission

Date: October 18, 2016

From:

Planning Division

File:

Subject:

720 Second Street – Heritage Revitalization Agreement Application

HER00573

PURPOSE
The City of New Westminster has received an application for a Heritage Revitalization
Agreement for 720 Second Street. The purpose of this report is to seek a
recommendation from the New Westminster Advisory Planning Commission on this
application.
BACKGROUND
Applicant:

Raj Gill

Designer:

Kirsten Sutton, D3 Design

Official Community Plan Land
Use Designation:

(RL) Residential – Low Density

Zoning:

Single Detached Dwelling Districts (RS-1)

Site Characteristics & Context
The area nearby to 720 Second Street contains primarily single detached dwelling
properties. Herbert Spencer Elementary School is two blocks to the northeast and fourstorey mixed use/multi-family buildings are a similar distance to the north (corner of
Eighth Avenue and First Street). Eighth Avenue, a City Collector Street, is one block to
the northwest. A map showing the area land uses is attached in Appendix A.
The subject property has side access from Durham Street and is flat.
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POLICY CONTEXT
Official Community Plan Land Use Designation
(RL) Residential – Low Density: this area will contain low density residential uses
including single detached houses, houses with a secondary suite, duplexes, detached
townhouses, low density multi-family uses, churches, and may contain small scale local
commercial uses such as home based businesses and corner stores. As the proposal
involves an existing single detached dwelling it complies with the OCP designation.
Zoning Bylaw
Single Detached Dwelling Districts (RS-1): The intent of this district is to allow single
detached dwellings. The HRA would create a new “zoning layer” which would specify
the aspects of the RS-2 zone that would be relaxed or varied.
Heritage Revitalization Agreement
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City
and a property owner for the purposes of heritage conservation. In exchange for longterm legal protection and exterior restoration, certain zoning relaxations, including an
increase in density, are seen as incentives that offer property owners a financially viable
means for conservation. An HRA does not change the zoning of the property, rather it
adds a new layer which identifies the elements of the zone that are being varied or
supplemented. An HRA is not legally precedent setting as each one is unique to a specific
site. Provisions for the local government to negotiate a Heritage Revitalization
Agreement are set out in Section 610 of the Local Government Act.
Heritage Policy for the Use of Heritage Revitalization Agreements
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.
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Heritage Designation Bylaw
A heritage property which is the subject of an HRA is also protected with a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term protection on the land title of a property and which is the primary form
of regulation that can prohibit demolition. Any changes to a protected heritage property
must first receive approval from City Council (or its delegate) through a Heritage
Alteration Permit. Provisions for the local government to place Heritage Designation
Bylaws on properties are set out in Sections 611-613 of the Local Government Act.
Standards & Guidelines for the Conservation of Historic Places in Canada
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects
within the city. HRA proposals are carefully evaluated against it by staff to confirm
compliance.
PROPOSAL
Project Description
The applicant is requesting to subdivide the existing property at 720 Second Street, build
a new house with a secondary suite on the new lot and restore the existing two-storey
corner store building to contain commercial space on the ground floor and a threebedroom dwelling unit on the upper floor.
In exchange for the requested variances, the applicants would agree to rehabilitate,
restore and preserve the exterior of the Second Street Corner Grocery and place longterm legal protection on the property through an HRA and a Heritage Designation Bylaw.
A site plan and proposed elevation drawings are attached in Appendix B.
Project Statistics & Proposed Relaxations
The grey cells in the tables below are the proposed relaxations that would be allowed
through the Heritage Revitalization Agreement.
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Permitted/Required
Land Use

Site Size
Front setback
Left side setback
Floor Space Ratio
Parking

Single Detached
Dwelling w/ Sec.
Suite
557 sq. m.
6,000 sq. ft.
7.6 m./25 ft.
3.4 m..11.3 ft.
1.2 m./4.0 ft.
0.50
4 spaces
2 spaces

Proposed
720
Mixed use
commercial/
residential
342 sq. m.
3,678.5 sq. ft.
0.0 m./ft.
n/a
0.0 m./ft.
0.66
1 space off-site
n/a

722
Single Detached
Dwelling w/ Sec.
Suite
387 sq. m
4,165.8 sq. ft.
n/a
6.6 m./21.6 ft.
1.2 m./4.0 ft.
0.65
n/a
2 spaces

SITE MAP
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DISCUSSION
Heritage Value
The 720 Second Street building was constructed in 1912 as a grocery store with an
apartment above and is valued for its connection to the Glenbrooke North
neighbourhood’s first significant development period between 1912 and 1914. Although
the area became part of the City of New Westminster in 1888, few houses were
constructed here prior to 1912 when building activity began in earnest. The appearance of
a local grocery store right at the inception of this boom period illustrates the accelerated
development and densification of the immediate surrounding blocks at that time.
In scale, design and corner location, the building displays its small business roots as well
as its physical compatibility with its residential surroundings. It is a good representation
of a traditional neighbourhood-scale commercial building with residential
accommodation above – a common sight in historic urban neighbourhoods which has
mostly disappeared in recent decades.
The building is additionally valued as a good example of an Edwardian vernacular
commercial building with its rectangular, restrained ornamentation.
The Heritage Conservation Plan identifies the building as being in good condition but in
need of restoration and rehabilitation work The Statement of Significance and the
Heritage Conservation Plan are attached in Appendix 3.
Density & Site Coverage
The proposed floor space ratio and site coverage for this project is more consistent with
the surrounding Brow of the Hill’s multi-family (RM-2) zone than the property’s current
single detached dwelling (RS-2) zoning. The Brow of the Hill Action Plan encourages the
retention of RS-2 and single detached dwellings. This project retains the original home,
and the new dwellings have similar characteristics, such as ground-oriented design and
private outdoor space.
The Brow of the Hill Development Permit Area policy acknowledges the goal of
retaining single detached dwellings, but allows multi-family development when
surrounded partially or wholly by other multi-family developments. Additionally, the
Development Permit Area policy will allow multi-family development when the proposal
is located on a busy street and is located on or close to the “edge” streets of the
neighbourhood (e.g. Sixth Avenue, Queen’s Avenue, Eighth Street or Twelfth Street).
This proposal satisfies both of these requirements.
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Trees
There is one tree on the property that has been assessed by the City Arborist as being of
low value and will be removed. There are six City boulevard trees on the two street
frontage sides as well as a specimen tree in the neighbouring Durham Street property that
is close to the rear property line. All seven trees will be protected and retained. A
proposed parking space at the rear of the heritage building property that would have been
located over the tree’s root protection zone was eliminated in order to ensure the
continued health of the tree. The existing driveway crossing will be repaved under the
supervision of the City Arborist in ordered to ensure the continued good health of the
boulevard trees to either side of it.
Family Friendly Housing
Though the heritage building is not required to provide a family-friendly unit, the upstairs
three bedroom apartment is in keeping with the spirit of the City’s Family Friendly
Housing Strategy.
Commercial use
A corner grocery store operated in the ground floor commercial space in the heritage
building space continuously from 1912 to 1993. The applicant’s hope is that a group day
care (up to 25 children) will move into the space. For this reason he has sought to retain
as much green space in the rear yard as possible, as this will be a determining factor in
the number of children that can be accommodated. Should a suitable daycare not be
found the space would be permitted to have small scale commercial uses that would be
appropriate in a low-density residential neighbourhood. Business or professional offices
(e.g. realtor, accountant, chiropractor), personal service establishments (e.g. hair dresser,
barber, florist), cafes/small restaurants or retail stores of a small scale or child care could
be licensed for the space.
Commercial use
The proposed commercial space in the heritage house would require two off-street
parking spaces and the three-bedroom dwelling unit above would require two spaces. The
proposal asks that only one parking space be provided, to be located on the new lot next
door with guaranteed access by an easement (i.e. there will be three spaces on 722 and no
spaces on 720).
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Sustainability
Retaining existing, livable housing is a fundamental aspect of sustainable development.
The existing house on this property would be retained and protected so as to be assured of
many years of use.

Proximity To Transit Services
Transit Service:
SkyTrain Station
Frequent Transit Network

Normal Walking Distance:
800 m./2,625 ft.
400 m./1,312 ft.

Project Distance:
2,065 m./1.3 miles
660m./2,165 ft.

The property is not within normal walking distance of the SkyTrain or the Frequent
Transit Network.
CONCLUSION
The house located at 720 Second Street has high heritage value. A Heritage
Revitalization Agreement and Heritage Designation bylaw would see the retention and
restoration of the 1912 Second Street Corner Grocery.
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Attachment A

Land Use Map

Doc #943679

15

Yellow is single family, Purple is multi-family, Green is institutional, Red is commercial
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Attachment B

Site Plan, Architectural Drawings and
Renderings

Doc #943679

17

Doc #943679

18

Doc #943679

19

Doc #943679

20

Doc #943679

21

Attachment C

Statement of Significance and
Heritage Conservation Plan
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Heritage Conservation Plan
Second Street Corner Grocery
720 Second Street, Glenbrooke North
New Westminster, BC

Ance Heritage Consulting ~ March 2016
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Heritage Conservation Plan

::

720 Second Street, New Westminster

::

March 2016
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Heritage Conservation Plan

::

720 Second Street, New Westminster

::

March 2016

Statement of Significance
720 Second Street, New Westminster BC ~ 1912

Description of Historic Place
The building at 720 Second Street is a vernacular Edwardian, two storey wood-frame building with
dual commercial and domestic design. Located on the northwest corner of Second and Durham
Streets in the Glenbrooke North neighbourhood of New Westminster, the rectangular shaped building
features a canted corner entrance for a former store.
Heritage Values of the Historic Place
Built in 1912 as a grocery store with an apartment above, 720 Second Street is valued for its
connection to Glenbrooke North’s first significant development period between 1912 and 1914.
Although this area became part of the city of New Westminster in 1888, few houses were constructed
here prior to 1912 when building activity began in earnest. The appearance of a local grocery store
right at the inception of this boom period, illustrates the accelerated development and densification of
the immediate surrounding blocks at that time.
In scale, design, and corner location the building displays its small business roots as well as its physical
compatibility with its residential surroundings. The building at 720 Second Street is a good
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Heritage Conservation Plan

::

720 Second Street, New Westminster

::

March 2016

representation of a traditional neighbourhood-scale, commercial building with residential
accommodation above - a common sight in historic urban neighbourhoods which has mostly
disappeared in recent decades. The neighbourhood corner store, usually run by a family who also
resided on the premises, began to decline in the 1950s to be almost wholly replaced by supermarkets,
shopping centres and chain outlets by the 1990s.
The building is important as one of the longest running neighbourhood grocery stores in Glenbrooke
North from 1912 until 1993, and as a source of income and housing to a continuous string of local
grocers and their families for over 80 years. As many of the grocers at 720 Second Street were
immigrant families from diverse ethnic backgrounds, this building illustrates both the diverse character
of the Glenbrooke North demographic and the strong connection between immigrant families and the
corner store vocation in BC.
The building is valued as a good example of an Edwardian vernacular commercial building with its
rectangular, restrained ornamentation, canted corner entrance and simple elevations.
Character Defining Elements
•
•
•

•
•

•
•
•
•
•
•
•

Prominent corner location at Second and Durham Streets in the Glenbrooke North neighbourhood
of New Westminster
Original siting at the street corner edge of the property line and orientation to the street
Modest-scale dual commercial/residential design as expressed by its rectangular form and
massing, its glazed storefront with corner entrance, its second storey and dedicated residential
entrance on the north side of the Second Street facade
Continuous residential use since 1912
Continuous commercial use from 1912-1993
Vernacular Edwardian design elements:
Rectangular elevations
(evidence of) Cornice at roofline, currently reflected in added layer of metal coping at the roofline
Horizontal bevel wood cladding (under vinyl and metal siding).
Vertical tongue & groove cladding under storefront windows.
(evidence of) Exterior Edwardian-style windows and door trim with capped headers, examples of
which survive on the interior
Rows of vertical residential scale window openings on all elevations of the upper floor
Large canted storefront entrance, flanked by large divided-light wood windows with transoms, and
significant window sills.
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Heritage Conservation Plan

::

720 Second Street, New Westminster

::

March 2016

Historic Brief
This neighbourhood known today as Glenbrooke North, was formally amalgamated to the City of New
Westminster as early as 1888, but few houses were constructed here until the decade prior to the First
World War. This Edwardian-era development date is typical of the former ‘suburban’ areas surrounding
the early core of New Westminster due to their relative distance from the downtown business core and
public transportation depots. The fire insurance map from 1913 (below) shows a portion of the
neighbourhood in the midst of accelerated development with building lots appearing about 50% filled
out at this time. The subject area (Second to Fourth Street, Eighth to Sixth Avenue) is outlined in red.

above: View of plate 116, Goad’s fire insurance map for New Westminster, 1913. below: close-up view of
same map. Source: New Westminster Public Library Special Collections

On the close-up view of the
1913 map (right), the subject
property at 720 Second Street
is outlined in yellow. The
positioning of this corner store
building right at the property
line is evidence of its original
commercial use. Note how it
differs from the three set back
houses with front yards to its
north.
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Heritage Conservation Plan

::

720 Second Street, New Westminster

::

March 2016

According to the building permit for this property, Franklin C. Cook was the original developer for 720
Second Street. Cook was the general manager at People’s Trust Co. and in 1911 resided at the Russell
Hotel, suggesting that he was a new resident in town. The year the building permit was taken out to
build the subject property, 1912, Cook was listed as a resident at 725 Second Street, the building
located right across the street from the subject property. By 1913 Cook is no longer listed as a resident
of New Westminster. This buying, developing and selling of properties in a short time frame reflects
the speculative nature of development common during the rapid economic expansion of the
Edwardian era.
A subsequent fire
insurance map for New
Westminster, revised in
1915, shows the buildings
on the block in more
detail, including dashed
lines for covered porches
and the letter S for store.
The subject property,
outlined in yellow, stands
out in form and siting from
the line of houses that
make up the rest of the
block.
View of the subject block from plate 52, Goad’s fire insurance map for New
Westminster, 1907-1915. Source: New Westminster Public Library Special Collections

This map also illustrates that in 1915 (and most probably from the date of consecution in 1912) the
subject property included two further buildings at the back of the property with a separate civic
address - 722B Second Street. The buildings appear to be a 1.5 storey gabled dwelling and a singlestorey shed. Although this address does not appear consistently in New Westminster directories, this
map is evidence that a coach house was present on the subject property at a very early date. The
original design and scale of the subject store building took into account its single-family residential
context as expressed in its modest two-storey scale, and finishes similar to those of the surrounding
residences, thus integrating easily with the dwellings around it.
The first resident grocer at the subject property was Clarence E. Hunter, a person who according to
New Westminster directories, resided in the city only in the year of 1913. The subject property is not
listed in the New Westminster directory of 1914, and partially because during World War I, BC
directories were not published, the property is not traceable again until 1921 when the Fawcett family
took over the running of the store and the residence in the building. James Henry & Martha Margaret
Fawcett, of Irish descent, named the store the White Grocery. After James Henry’s death in 1928,
Martha Margaret turned 720 Second Street into a franchise of a Red & White Store, a chain of

_________________________________________________________________________
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Heritage Conservation Plan

::

720 Second Street, New Westminster

::

March 2016

independently run grocery stores, and one of three in New Westminster at the time. Both of the
Fawcett daughters, Thelma and Inez, became school teachers at the local Herbert Spencer school just
a few blocks down at the corner of Princess Street.
From 1931-34 the store and apartment were taken over by Wilfred & Winifred Woods, and returned to
be a family-named grocery store, never again to be associated with a larger chain or franchise. The
Woods’ three-year tenancy was followed by numerous families throughout the decades, some staying
for a few years and others for over 20 - each time changing the name of the store, usually to their own
family name.
Corner/neighbourhood stores in residential areas were much more common in the past than they are
today. In the first half of the 20th century when people tended to shop locally and on foot, some
intersections had a corner shop at all four corners. In Glenbrooke North there was another local store
just two blocks away at the corner of Princess and 2nd, known as City Grocery, also dating from circa
1912. In mid-century other grocery stores in the area were at 902 Second Street, and just behind the
subject building at 209 Durham Street. The prevalence of the automobile and the emergence of carcentred urban design decreased the role of neighbourhood corner stores as a primary shopping
source for families. By the 1950s, neighbourhood groceries began to decline as they were
systematically replaced by supermarkets and grocery vendors at strip malls, shopping centres and
chain outlets. A local illustration of this pattern is the demolition of the apartment building that once
housed City Grocery at the corner of Second and Princess in 1944. Many other local stores were either
demolished or converted into dwellings.
The store at 720 Second Street is a rare example of a continuous use neighbourhood grocery store,
functioning consistently in its original dual residential and commercial use from 1913 until 1993. Store
owners and residents came from diverse ethnic backgrounds, from Irish to German Mennonites to
Chinese. The longest-term store owners and residents were the David C. (or Ngan See) Wong family
from 1967 until 1991. The ground level corner store maintained its original at least 10-20 years longer
than most neighbourhood stores in residential areas, which today are a rare sight. It was converted
into a living space in 1993.

Conservation Objectives
The Second Street Corner Grocery will continue on its original and current siting on the corner of
Second and Durham Streets. Along with the restoration of the corner store building the intention is to
reinstate the property’s dual commercial and residential use. An infill dwelling on the property will be
reintroduced as a heritage retention development incentive. The proposed infill dwelling (with
historically sensitive design) will not impact the original context of the store building, nor affect its
Character-Defining Elements and Heritage Values.
Restoration is the overall conservation objective for the historic building, focusing on the exposure
and/or reinstallation of exterior elements that are not currently visible under the layers of metal/vinyl
and brick cladding on the building. Using evidence on the building itself and where necessary, archival
images of similar buildings, the corner store will be returned to its 1912 exterior aspect.
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Building Description
The Second Street Corner
Grocery is a two storey,
wood-framed commercial
building with apartment
above. Built in 1912, it was
constructed as part of the
pre-World War I building
boom which peaked that
year in the neighbourhood
today known as Glenbrooke
North. In recent decades the
building has been covered in
Rendering of the restored 720 Second St. building. Source: 3D Design
metal siding and its original
double- hung wood windows
have been replaced with aluminum sashes. The storefront was enclosed with drywall and vinyl siding
when the store was converted into a residential space in 1993. Not withstanding these alterations, 720
Second Street is recognizable as an example of a detached vernacular Edwardian commercial building.
As typical of this design tradition, common from the early 1900s well into the 1930s, the building is of
rectangular form and massing with simple elevations and a flat roof. An onsite investigation of the
interior and exterior (under the added layers of cladding), revealed examples and evidence of the
building’s restrained ornamental elements: square-edge window and door trim with cap mouldings,
roofline cornice at the two street facing elevations, horizontal wood bevel siding throughout and
vertical siding under the corner storefront glazing.
Below are archival photographs of vernacular Edwardian store buildings of similar designs and age.
Like the subject building, their modest scale and finishes are well suited to their residential context:

J.A. McMillan store North Vancouver - 1905.
Source: Vancouver Archives OutP1057

Postcard of A. J. Bradley store in Vancouver - early 1900s.
Source: item #285 Wayfarer’s Bookshop - Bowen Island
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Condition Assessment
Overall the building is in good condition.
a. Structure
The exterior building lines are true to the eye, there is no visual evidence of structural distortion,
settlement or obvious failures.
b. Foundations and Masonry
The foundation comprises of concrete blocks and a
poured concrete perimeter. Non-invasive inspection
did not expose any evidence of moisture damage or
rot in the foundation or where it meets the structural
timber. The interior brick chimney is in fair condition,
and obsolete, as electric baseboard heaters have
replaced the furnace. A layer of bricks that has been
recently added under the storefront windows is in
poor condition exhibiting mortar failure, moisture
ingress and detached pieces near the side door on
the north end of the facade.

Current photograph of the concrete block foundation
on the north side of the building.

c. General Wood Elements
Rot was identified in the storefront window sills but not in any other exterior wood elements. The small
areas of horizontal bevel wood siding temporarily exposed for this report were in good, dry condition,
in need of basic repairs and thorough repainting.

Current photograph of the horizontal wood siding under
the metal siding. The boards appear dry, intact but in
need or a thorough repainting.

Current photograph of a rotted storefront window
sill, sitting onto of a new but failing layer of bricks
added onto the storefront on recent years.
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It is assumed that all original exterior trim and corner boards have been removed, if any are present on
the building under the metal siding their condition will be assessed upon exposure.
Vertical siding under the storefront glazing is in fair condition in need of thorough repair and
repainting. Some damaged/broken vertical boards may need to be replaced in-kind.
The exterior stair case to the second floor at the rear is a more recent addition and is in poor
condition, detaching at points from the building and exhibiting moisture damage.
Current photograph of vertical
siding under the storefront
window sill. At the time of writing
this report this element is only
visible from the interior as the
more recent layer of brick
cladding on the exterior covers it
from the outside.

Current photograph of the
covered stair case at the rear. The
entire staircase structure is loose
and detaching in parts from the
building.
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d. Roofing and waterworks
The existing torch-on roof is in functioning condition but limited access and visibility did not allow for
an in depth condition assessment. Gutters and downspouts are in poor condition, in need of
replacement.
e. Windows and Doors
The existing single-pane aluminum windows are all in fair condition and are in need of replacement.
Window and door frames are generally in good condition requiring some repair and thorough
repainting.
An original window opening on the second storey at the southwest corner was converted into a door
when the rear staircase was added. The door/window frame (as well as the patched up siding) around
this opening is in poor condition and is in need of replacement.
Current photograph of the
former window opening,
reduced in width to
accommodate a new back
door at the rear (top of the
exterior stair case) and the gap
filled in with wood siding.

Current photograph of the original
wood trim around the widow on the
interior. The aluminum windows
sashes are moisture damaged but
the window frames appear dry and
in good condition.
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Recommended Conservation Procedures
The following procedures are according to conservation standards for historic buildings as established
by the Parks Canada, Historic Places Initiative (HPI) and listed in Standards & Guidelines for the
Conservation of Historic Places in Canada.
Preservation: The action or process of protecting, maintaining and/or stabilizing the existing
materials, form and integrity of an historic place or of an individual component, while protecting its
heritage value.
Restoration: The action or process of accurately revealing, recovering or representing the state of a
historic place or of an individual component, as it appeared at a particular period in its history, while
protecting its heritage value.
Rehabilitation: The action or process of making possible a continuing or compatible contemporary
use of an historic place or of an individual component, through repair, alterations, and/or additions,
while protecting its heritage value.
a. Structure - Restoration:
Added cladding layers (metal, vinyl and brick) will be removed to expose the original structure. If
during the course of construction, it is discovered that parts of the wood framing is damaged, those
parts will be selectively repaired, upgraded and adapted for improved integrity.
b. Roof and Rainwater Works - Rehabilitation:
New gutters and downspouts will be installed. New rainworks colour will be incorporated into the
proposed historic colour scheme: Gutters will be painted in trim colour (Edwardian Pewter) and
downspouts, to be installed on elevations not facing the street, will be painted in body colour
(Kitsilano Gold).
c. Masonry and Foundation - Preservation and Restoration:
No alterations are planned for the foundation unless unidentified damage is revealed during
construction which could require repair or underpinning. The obsolete and deteriorated internal brick
chimney is scheduled for removal. The newer brick cladding below the storefront will be removed to
expose the building’s original wood siding.
d. Cladding and Trimwork - Restoration:
Once the exterior metal and vinyl cladding is removed, the original wood cladding will be repaired or
replaced in-kind only where needed; exterior trim and corner boards will be reinstalled as per the
architectural drawings and the trim shadows on the building. The exterior trim width, profile and
design will be replicated as per the surviving interior trim. A new projecting wood cornice will be
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reinstalled at the Second Street and Durham rooflines, as well as a storefront signboard, as per the
architectural drawings and the trim shadows on the building with simple Edwardian-era ornamental
brackets.
e. Windows and Doors - Restoration:
New double-hung wood window
sashes will be installed in existing
single and double window openings
and frames. The new sashes will be
replicated based on local vernacular
Edwardian commercial buildings with
surviving original windows of the
same era - such as the Arundel
Mansions on Begbie Street and the
Telford Block on Royal Avenue. Also
replicated from comparable doors on
the previously listed buildings, two
new wood doors (store door and
residential entrance) will be installed
on Second Street. The store door will
be glazed and the residential door
will be solid with transom above.
The entire storefront assembly will be
re s t o re d a s p e r t h e p ro j e c t ’s
architectural plans, which are based
on the surviving assembly. As
detailed above, a new wood-glazed
entry door will be installed here. The
rest of the storefront structure - sash
and glazing, survive on the building,
but is partially concealed behind
drywall and vinyl siding installed in
1993. Once completely exposed, any
damaged glass or sash will be
re p a i re d o r re p l a c e d i n - k i n d ,
although there is no evidence of
damaged parts except for the Rendering of restored 720 Second St. building. Source: 3D Design
storefront window sills. The storefront
window sills are rotted and will be replaced with in-kind replicas.
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f. Finishes - Restoration:
Spot scraping of accessible paint layers on the original wood siding and storefront window sash
revealed that the original body colour was a gold/ochre (close to VC-11, see below) and the sash was
originally black. A locally common, era-appropriate trim colour that was often combined with the two
original colours identified is green or grey. The proposed historic colour scheme for the building’s
restoration will thus be as follows:
From the Benjamin Moore Western Canada Historic True Colours Palette:
1. Body - (horizontal siding) - Kitsilano Gold VC-11
2. Trim - Edwardian Pewter VC- 23
3. Feature Details (brackets, vertical siding at storefront, store signboard) - Harris Green VC-21
4. Window sash and doors - Gloss Black VC-35

1

2

3

4

Rendering of the restored cornice detail in proposed historic colour scheme.
Source: 3D Design
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Proposed Alterations
The historic store building will be restored to its 1912 appearance and dual commercial/residential
use. The only proposed change to this property is the introduction of a residential dwelling on the lot.
There is historic evidence that both the presence of a separate dwelling building and the commercial
use of the store building were integral to the original design and intent of the property. The property
size can accommodate both buildings, leaving adequate space between the two.
The proposed change is considered a reasonable intervention given generally accepted conservation
standards, rehabilitation needs for proposed uses and site conditions, and the realities of achieving
heritage retention through development incentives. The proposed change does not effect the
building’s Character-Defining Elements and Heritage Values.

Future Changes
Changes to the building configuration, especially additions, should be carefully considered for
minimal affect on the Heritage Values as embodied in the Character-Defining Elements (CDE) listed
in the Statement of Significance.

Maintenance Plan
Following completion of the conservation works, the owner must maintain the building and land in
good repair and in accordance with generally accepted maintenance standards. All work should follow
The Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition). The
local government determines an acceptable level or condition to which the heritage building is
maintained through the Heritage Maintenance Bylaw. As with the Heritage Conservation Plan, such
maintenance standards apply only to the building exterior.
As general upkeep is frequently overlooked and will lead to deterioration of heritage resources,
maintenance standards warrant special attention. Any building should be kept in a reasonable
condition so it continues to function properly without incurring major expenses to repair deterioration
from neglect. The most frequent source of deterioration problems are from poorly maintained roofs,
rainwater works and destructive pests.
Establish a maintenance plan using the information below:
Maintenance Checklist
a.
•
•
•

Site

Ensure site runoff drainage is directed away from buildings.
Maintain min. 2 foot clearance between vegetation and building face and a 12 inch wide gravel
strip against the foundation in planted areas.
Do not permit vegetation (vines, etc.) to attach to the building.
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Keep tree branches pruned so they don't overhang roofs.
Ensure roots from large trees do not stress and deform building foundation, or damage perimeter
drainage piping.
b.

•

::

Foundation

Review exterior, and interior where visible, for signs of undue settlement, deformation or cracking
of foundation and if encountered seek advice from Professional Engineer.
Ensure perimeter drainage piping is functioning satisfactorily by flushing and/or professional
inspection every 3-5 years.
Inspect interior for signs of moisture migrating through foundation walls or the slab-on-grade in
the form of efflorescence (a white powder on concrete) or staining of finishes. A "smell test" for
musty air can indicate a moisture problem.
Masonry

• Review structural integrity for deformation, leaning, cracked bricks and if encountered seek advice
from Professional Engineer as may be related to foundation problem.
d.
•
•

Wood Elements
In the wet coastal climate of British Columbia maintaining integrity of exterior wood elements is
critical in preventing water ingress into buildings.
Annually inspect wood elements for signs of deterioration mechanisms, identify source of problem
and take corrective repair/replacement action:

o wood in contact with ground or plantings;
o excessive cupping, loose knots, cracks or splits;
o open wood-to-wood joints or loose/missing fasteners;
o attack from biological growth (moss, moulds, etc.) or infestations (carpenter ants, etc.);
o animal damage or accumulations (chewed holes, nesting, bird/rodent droppings)
USE HAZARDOUS MATERIALS PROCEDURES;
o signs of water ingress (rot, staining, mould, infestation).
Closely inspect highly exposed wood elements such as porches, railings and stairs for
deterioration. Anticipate replacement in kind of these elements every 10-15 years.
• Inspect paint finishes every 3-5 years and expect full repainting every 7-10 years. Look for:
•

o bubbling, cracks, "alligatoring" or crazing, wrinkles, flaking, peeling or powdering;
o excessive fading of colours, especially dark tones;
•

Note repainting shall be in historic colours approved for the HRA unless altered by Heritage
Alteration Permit (HAP) issued by the Local Authority.
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Inspect visible caulking joints for continuity and shrinkage. Expect to redo caulking every 3-5 years.
Review metal flashings to ensure water runoff properly directed to the exterior and that flashing
joints are intact.
e.

•
•
•

::

Windows and Doors

Annually check integrity of window glazing putty for drying, cracking or loss.
Replace cracked or broken glass as it occurs.
Check satisfactory operation of windows and doors. Poor operation can be a sign of building
settlement distorting the frame, or sashes or doors may be warped.
Check condition and operation of hardware for rust or breakage. Lubricate annually.
Inspect weather stripping for excessive wear and integrity.
Roofing and Rainwater Works

• Inspect roof condition every 5 years, looking for:
o excessive moss growth and/or accumulation of debris from adjacent trees;
o flashings functioning properly
• Remove roof debris and moss with gentle sweeping and low-pressure hose.
• Plan for roof replacement at 18-22 years or longer.
• Annually inspect and clean gutters, flush out downpipes. Ensure gutters positively slope to
downpipes, there are no leaks or water splashing onto building.
• Ensure gutter hangers and rainwater system elements intact and secure.
• Ensure downpipes inserted into collection piping stub-outs at grade and/or directed away from
building onto concrete splash pads.
g.
•
•
•
•
•

General Cleaning
Building exterior should be regularly cleaned depending on build up of atmospheric soot,
biological growth and/or dirt up-splash from ground.
Cleaning prevents buildup of deleterious materials which can lead to premature and avoidable
maintenance problems.
Windows, doors and rainwater works should be cleaned annually.
When cleaning always use gentlest means possible such as soft bristle brush and low-pressure
hose. Use mild cleaner if necessary such as diluted TSP or Simple Green©.
Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking
and wood elements, and it will drive water into wall assemblies and lead to bigger problems.
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Current Photographs

front view
(northeast)

rear view
(southwest)
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side view
(north)

side view
(south)
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