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COMMUNITY HERITAGE COMMISSION
February 1, 2017 6:00 p.m.
Committee Room #2
MINUTES
VOTING MEMBERS PRESENT:
Councillor Jaime McEvoy
John Davies
Catherine Hutson
Wayne Janzen
Laura Moodie
Roger Nottingham

- Chair
- Community Member
- New Westminster Heritage Preservation Society
- Community Member
- Community Member
- Community Member

VOTING MEMBERS REGRETS:
David Sarraf

- Community Member

STAFF:
Jan Gibson
John Stark
Rob McCullough
Britney Quail
Lauren Blake
Nicholas Hardy

- City Clerk
- Acting Manager of Planning
- Manager of Museums and Heritage Services
- Planning Analyst
- Committee Clerk
- Planning Assistant

The meeting was called to order at 6:03 p.m.
1.0

ADDITIONS TO AGENDA
There were no additions.
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2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of January 4, 2017
MOVED and SECONDED
THAT the January 4, 2017 Community Heritage Commission minutes be amended to
reflect that the color palette for the homes located at 406, 408 Eighth Street and 809
Fourth Avenue will be from the Benjamin Moore True Color palette; and,
THAT the minutes adopted as amended.
CARRIED.
All members of the Commission present voted in favour of the motion.

3.0

PRESENTATIONS

3.1

2017 Committee Orientation
Jan Gibson, City Clerk, and Lauren Blake, Committee Clerk, provided a PowerPoint
orientation presentation, and reviewed the following documents:
•
•
•
•

Rules of Conduct;
Respectful Workplace Policy;
Social Media Policy; and,
Freedom of Information Permission Forms.

Commission Members are to contact the Planning Department regarding attendance at
each meeting. If a member is unable to fulfill their duties, they are asked to notify the
Legislative Services Department so the position can be refilled.
3.2

Orientation Workshop
Britney Quail, Planning Analyst, provided an orientation workshop regarding heritage
value, the first in a series
The Commission suggested a glossary of heritage related terms and acronyms, as well
as background information regarding the Queen’s Park Heritage Conservation Area,
could be provided to members.
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4.0

UNFINISHED BUSINESS

4.1

BC Pen Cemetery Task Force Update and Appointment of CHC Representative to
Task Force
Councillor Jaimie McEvoy, Chair, provided the following update regarding the BC Pen
Cemetery Task Force:
• A geological survey verifying the burials of the former BC Penitentiary
cemetery was received;
• The consultant has advised that there are unknown anomalies at the site,
including unknown buried metals and unknown burials;
• Various ethnic groups have expressed interest in the project, due to the
variety of individuals who were buried at the site;
• Council has adopted an Interpretative Sign Policy that could provide
guidance to the project; and,
• The next steps for the project include additional technical work and public
consultation.
The selection of a Community Heritage Commission representative to the BC Pen
Cemetery Task Force was tabled to the March 1, 2017 meeting.

5.0

NEW BUSINESS

5.1

Election of Alternate Chair
MOVED and SECONDED
THAT John Davies serve as the Alternate Chair for the 2017 term of the Community
Heritage Commission.
CARRIED.
All members of the Commission present voted in favour of the motion.

5.2

Appointment of CHC Representative to Heritage Grant Program Committee
MOVED and SECONDED
THAT Wayne Janzen serve as the Community Heritage Commission representative to
the Heritage Grant Program Committee.
CARRIED.
All members of the Commission present voted in favour of the motion.
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5.3

Heritage Week 2017 Discussion
Nick Hardy, Planning Assistant, advised that Heritage Week 2017 has been scheduled
from February 20 – 26, and that the theme is “My Canada! My BC!”
In response to Mr. Hardy’s request for art ideas for the annual coloring contest, the
Commission provided the following suggestions:
•
•
•
•
•

5.4

Canoes and Simon Fraser coming down the Fraser River;
Built heritage;
Railways and railway stations;
A montage of log houses, train station, canoes on the river; and,
A montage of history in different decades.

Interpretive Signage Strategy
Rob McCullough, Manager of Museums and Heritage Services, summarized the report
dated December 5, 2016, regarding the Interpretive Signage Strategy.
In response to questions from the Commission, Mr. McCullough provided the following
information:
• The Commission would be consulted during the consultation process;
• The sign project located along the Quay is separate from the Interpretive
Signage Strategy;
• Heritage staff have been working with GIS staff to input all plaque
locations and themes in the City into the GIS System;
• Maintenance for the plaques could be an issue;
• The project is intended to become a tourist draw;
• A template for the plaques will be developed as the program grows.
Proposed templates could be brought to the Commission for input, and
then forwarded to Council for approval; and,
• There could be an option to develop a brochure or mobile application that
would provide self-guided walking tours.
The Commission suggested that the sign plaques could be color coded in order to create
different thematic walking tours. It was also suggested that Archie Miller, A Sense of
History Research Services Inc., could provide an audio recording of his walking tour.
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5.5

234 Second Street – Heritage Alteration Permit for New Construction in Queen’s
Park
Procedural note: Item 5.5 was addressed prior to item 5.4.
Britney Quail, Planning Analyst summarized the report dated February 1, 2017
regarding a Heritage Alteration Permit for new construction at 234 Second Street.
The Commission suggested that neighbouring properties could be advised of the scope
of the project.
MOVED and SECONDED
THAT the Community Heritage Commission recommends that Council support the
Heritage Alteration Permit for 234 Second Street.
CARRIED.
All members of the Commission present voted in favour of the motion.

6.0

REPORTS AND INFORMATION

6.1

Queen’s Park Heritage Conservation Area Process Update (Standing Item)
Britney Quail, Planning Analyst, provided a background regarding the Queen’s Park
Heritage Conservation Area, and reported the following update:
• Staff brought a report to Council on January 30, 2017 outlining the
findings of the public consultation;
• The Commission and the community both expressed support for the
protection of colonial (pre-1900) homes and boom period homes (19001929);
• There was little support to protect modern (1970s and on) homes; and,
• A draft Conservation Policy will be created based on community
feedback.
In response to questions from the Commission, Ms. Quail advised that individuals were
requested to self-identify the neighbourhood they live in during the public consultation
open houses.
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6.2

Demolition Permit Applications Received as of January 24, 2017
ADDRESS
Queen’s Park Arenex
222 Osborne Avenue
2013 Ninth Avenue
116 Miner Street
2010 Hamilton Street
821 Sixth Street

YEAR BUILT
1938
1943
1939
1951
1937
1931

NEIGHBOUHOOD
Queen's Park
Glenbrooke North
Connaught Heights
Sapperton
Connaught Heights
Glenbrooke North

7.0

CORRESPONDENCE

7.1

New Westminster Historical Society Newsletter – November 2016

7.2

New Westminster Historical Society Newsletter – December 2016

7.3

New Westminster Historical Society Newsletter, Special Issue #63 – December
2016

7.4

New Westminster Historical Society Newsletter, Special Issue #64 – December
2016

7.5

New Westminster Historical Society Newsletter – January 2017

7.6

Community Heritage Commission 2017 Meeting Dates
Item 7.1 – 7.6 were circulated for information.

8.0

NEXT MEETING

8.1

Next Meeting Date:
March 1, 2017 at 6:00 p.m. or at the call of the Chair.
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9.0

ADJOURNMENT

ON MOTION, the meeting was adjourned at 7:57 p.m.
Certified correct,

Councillor McEvoy
Chair
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Simon Fraser Monument
New Westminster, BC
A proposal by Maddie Leach
Supported by CAG (Contemporary Art Gallery) Vancouver
Artist Maddie Leach is an international artist-in-residence with CAG (Contemporary Art Gallery,
Vancouver). She is proposing a new project to New Westminster City that focuses on the Simon
Fraser Monument currently sited on Westminster Quay. Her proposal is intended to catalyse and
develop a conversation around the history and intended purpose of this monument, and its
continued presence in contemporary New Westminster. It is a gesture that has the capacity to
promote debate around perceptions of place, ownership, value, memory, (de)colonisation.
Commissioned by the New Westminster branch of the Native Sons of BC in the early years of the
20th century, the Simon Fraser Monument has an intriguing history of disassembly, reassembly
and relocation. In 1908 a tall granite column was unveiled at the top of Albert Crescent Park
overlooking the Fraser River; In 1911 a bronze bust of Simon Fraser was completed in Montréal
by the celebrated Canadian sculptor Louis-Phillipe Hébert and positioned on the column. By 1988
the monument had undergone several relocations, moving steadily downhill towards the river,
the plinth having been substantially reduced in height and the bust turned 180 degrees to face
away from the river.

Acknowledging this curious history, the artist is proposing a further material ‘adjustment’ to the
monument in 2017. Her proposal is to remove a section of the existing granite pedestal, further
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lowering the monument. The removed section is subsequently taken to the source of the Fraser
River in the remote Fraser Pass and relocated there. In doing so, the artist asks us to imagine this
square section of granite, with its precise edges, balanced amongst the “trickle, bubbling up from
under a rock and down to a pond” that is described as the source of the Fraser by Beautiful
British Columbia magazine in 1985.
With time, weather and water this piece of the Simon Fraser Monument is reshaped, reformed
and begins a new journey down river.
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date: March 1, 2017

From:

Jim Hurst, Planner
Julie Schueck, Heritage Planner

File:

Subject:

220 Carnarvon Street (Holy Trinity Romanian Orthodox Church):
Rezoning from Multiple Dwelling Districts (High Rise) (RM-6a) to
Public and Institutional Districts (High Rise) (P – 3)

REZ00135
SDP00211

PURPOSE
This report provides information to the Community Heritage Commission (CHC) in
regards to a rezoning application for Holy Trinity Romanian Orthodox Church (built in
1924) at 220 Carnarvon Street in the Downtown neighbourhood. A site location map is
attached as Appendix A.
The applicant proposes to rezone the site to allow an addition to the existing church
consisting of a new community room and one residential unit for a caretaker. Holy Trinity
Romanian Orthodox Church is listed on the City’s Heritage Register. The applicant
proposes to dedicate the church as a Municipal Heritage site as part of the application.
The CHC is being asked to review the application in context of the following question,
and provide a recommendation to Council: Does the proposal offer appropriate heritage
benefit?
PROPOSAL
The proposed addition will allow a two bedroom residential unit for a caretaker and a
138.9 square metre (1,496 square foot) community room. The Public and Institutional
Districts (High Rise) (P – 3) zone allows in section 630.11:
Housing units for the accommodation of caretakers, staff, students and/or patients,
provided that such housing units are part of the institutional complex and a
restrictive covenant is registered against the title of the land in favour of the City to
ensure that the housing units remain in the designated use.
Provision of a residential unit for a caretaker is encouraged for single purpose uses such as
a place of worship as there are long periods of time when there may be no one on site. The

12

City of New Westminster
March 1, 2017

-2-

residential unit provides a constant presence on the site to provide security for the
building. The addition for the community room will allow church functions to occur in a
more suitable space than the room currently used.
The proposed architectural plans are attached as Appendix B.
Processing of this Application
The preliminary report on this project was received by Council with a recommendation to
require Heritage Designation as part of the consideration of the rezoning application. At
the Council meeting, the applicant came forward and offered to designate the church as a
part of the application.
The rezoning of the site from a high density residential zoning to a Public and Institutional
zoning would make the church a conforming use while removing development rights. One
of the important elements of the building is the continued use of the building as a place of
worship. The change in zoning and the addition will allow the building to fully adapt to
the new congregation and ensure that this use will continue. Thus, the rezoning process is
also a step toward conservation of the site.
POLICY AND REGULATIONS
Heritage Register
The building is listed on the City’s Heritage Register. A Heritage Register is an official
list of properties identified by the City as having heritage value or heritage character.
The Heritage Register is used as a planning tool by the City as an opportunity to discuss
options with the property owner, and as a way to offer guidance and support to property
owners. Inclusion on the Heritage Register allows Council to temporarily withhold a
building permit, a demolition or to order a heritage impact assessment.
A Heritage Register is used to:
•
•
•

Officially list the heritage resources in a community.
Give notice to property owners and potential buyers of heritage factors which may
affect development options for a listed property.
Enable monitoring of proposed changes to properties through the local government
licensing and permit application processes.
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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. Staff recommends that
Heritage Designation be a requirement of rezoning and that this run concurrently with the
rezoning process.
Standards and Guidelines for the Conservation of Historic Places in Canada
Council adopted the “Standards and Guidelines for the Conservation of Historic Places in
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects
within the city.
BACKGROUND
Site Characteristics and Context
The site is in the Downtown neighbourhood. The site has a 6.58 metre (21.6 foot) slope
from Carnarvon Street to Clarkson Street. To the south, across Clarkson Street, is the
Skytrain Line. On all other sides, the site is adjacent to residential uses including:
• a three storey building with 15 residential units and a floor space ratio of 1.64.
• on the vacant site to the east, a Special Development Permit has been issued to
construct a six storey building with 28 residential units and a floor space ratio of
2.32
• the Bilodeau House, a restored 1906 house with 10 residential units and a floor
space ratio of 1.06
Project Description:
The existing church was constructed in 1924 and has 479.6 square metres (5,162 square
feet) of floor space on two levels. The existing church has no parking that satisfies the
requirements of the Zoning Bylaw. The applicants propose to construct an addition on two
floors with a total of 262.4 square metres (2,824 square feet). One level of the addition
would be a 1,496 square foot (138.9 square metre) community room. Above that would be
a two bedroom residential unit for a caretaker. The project would provide four parking
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spaces. The parking is arranged so that four additional tandem parking spaces could be
used during service or a church event.
Project Statistics
Site Area:
Proposed Zoning:
FSR:
Site coverage:
Front Yard: Carnarvon Street
Side Yard: Merivale Street
Side Yard: East
Rear Yard: Clarkson Street

649.8 square metres (6,994 square feet)
Public and Institutional Districts (High Rise) (P – 3)
Existing: 0.74 Proposed: 1.14
Existing: 36.9 % Proposed: 58%
Existing – 1.83 metres (6 feet)
No Change
Existing – 0.71 metres (2.33 feet)
Proposed – 0.71 metres (2.33 feet)
Existing – 3.14 metres (10.33 feet)
Proposed – 3.14 metres (10.33 feet)
Existing – 16.26 metres (53.33 feet)
Proposed – 4.57 metres (15.0 feet)

DISCUSSION
Heritage Value
Holy Trinity Romanian Orthodox Church is a stucco-clad, wood-frame, two-storey church
with a steepled tower, built on a sloping site at the junction of Merivale and Carnarvon
Streets in the area known as Albert Crescent. A Statement of Significance (SOS) identifies
the following character defining elements:
• prominent corner location on a steeply sloping site with views to the Fraser
River;
• continuous use as a place of worship;
• complex articulated massing that steps down the sloping site, with a hall on the
lower level;
• prominent square steeple located at the highest point of the site, with octagonal
roof surmounted by a crucifix;
• front gabled roof with clipped eaves;
• wood-frame structure, with original wooden siding under later stucco coating ;
• flat-roofed side extension with crenellated parapet that provides an entry to
lower level;
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• fenestration, including: multi-paned pointed-arch Gothic double-hung woodensash windows with wooden tracery in the upper light and coloured glass panels;
large Gothic pointed-arch window in the rear facade; double-hung 2- over-2
wooden-sash windows on the rear facade; and nine-paned wooden-sash
casement windows in the basement level ; and
• interior features, including a barrel vault running the length of the nave, with
flat roofs over the side aisles, unadorned plaster walls, wooden floors and a
pointed-arch opening to the apse.
A preliminary review shows that the proposed addition is respectful of the heritage value
of the historic church.
The complete SOS is included in Appendix C.
OPTIONS FOR CONSIDERATON
The following options are presented for the consideration of the Community Heritage
Commission:
1. That the Community Heritage Commission recommend that Council support the
rezoning application and the Heritage Designation for 220 Carnarvon Street as
outlined in this report; or
2. That the Community Heritage Commission recommend that Council not support
the rezoning application and the Heritage Designation for 220 Carnarvon Street as
outlined in this report; or
3. That the Community Heritage Commission provide an alternative recommendation.
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220 Carnarvon Street

1: 1,000
0.1
NAD_1983_UTM_Zone_10N
CNW GIS Services

0

0.03

0.1 Kilometers

This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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THIS DRAWING IS A COPY RIGHT INSTRUMENT OF SERVICE AND REMAINS THE
PROPERTY OF THE CONSULTANT. ALL INFORMATION SHOWN ON THIS DRAWING IS
COPYRIGHT MATERIAL AND IS FOR USE ON THE NAMED PROJECT ONLY. INFORMATION
CONTAINED HEREIN MAY NOT BE USED OR REPRODUCED IN ANY WAY WITHOUT
WRITTEN PERMISSION FROM THE CONSULTANT. WRITTEN DIMENSIONS SHALL TAKE
PRECEDENCE OVER SCALED DIMENSIONS. DRAWINGS SHALL NOT BE SCALED. THE
CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE FOR ALL DIMENSIONS, DATUM,
AND ELEVATIONS PERTINENT TO EXECUTING THE WORK. DISCREPANCIES AND
VARIATIONS SHALL BE REPORTED TO THE CONSULTANT PRIOR TO COMMENCING
CONSTRUCTION. IN ALL CASES, THE 'ISSUED FOR CONSTRUCTION- LATEST ISSUANCE'
OF THE DRAWING SHALL BE USED IN THE EXECUTION OF THE WORK. THE
CONTRACTOR SHALL ENSURE THAT ALL PREVIOUS ISSUES OF THIS DRAWING ARE
MARKED 'SUPERSEDED' WITH REFERENCE TO THE LATEST ISSUE AND, USED FOR
REFERENCE PURPOSES ONLY. ALL WORK SHALL CONFORM WITH THE LATEST
EDITIONS OF LOCAL BUILDING CODES, JURISDICTIONAL CODES AND LOCAL
ORDINANCES.
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Appendix C
Statement of Significance
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Statement of Significance
Description of Historic Place
The Nidarose Lutheran Church is a stucco-clad wood-frame two-storey church with a steepled
tower, built on a sloping site at the junction of Merivale and Carnarvon Streets in the New
Westminster neighbourhood of Albert Crescent.

Heritage Value
The Nidarose Lutheran Church is significant for its strong cultural and spiritual associations with
the local Norwegian community and the local Romanian community. In 1891, the Norwegian
Lutheran congregation was founded in New Westminster and, unable to afford their own church,
the members worshipped in rented quarters. The congregation grew over time, and a committee
was elected in 1920 to begin fundraising to build their own church. This lot was acquired in 1921
and work commenced on the basement level in 1924, where services were held for the next
decade. In 1934, construction commenced on the upper floor, and the rest of the building was
completed in March 1935. Typical of Lutheran churches, the architecture of the church is
unpretentious and unornamented. The form and massing of the church clearly indicate its
liturgical function and is designed to take advantage of the its sloping site to allow natural light
into the lower level hall.
The name of the church was significant to the Norwegian community as the old name for the city
of Trondheim, the first capital of Norway that remains the place where new kings receive their
ceremonial blessing. After Norway was invaded in the Second World War, the New Westminster
congregation became actively involved in Norwegian relief activities, giving it an international
focus. The congregation moved to a new church in 1958 and more recently, the church has
become the home for a Romanian church, giving the building continuing but new historic,
spiritual and cultural values.
Character-Defining Elements
Key elements that define the heritage character of the Nidarose Lutheran Church include its:
- prominent corner location on a steeply sloping site with views to the Fraser River
- continuous use as a place of worship
- complex articulated massing that steps down the sloping site, with a hall on the lower
level
- prominent square steeple located at the highest point of the site, with octagonal roof
surmounted by a crucifix
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- front gabled roof with clipped eaves
- wood-frame structure, with original wooden siding under later stucco coating
- flat-roofed side extension with crenellated parapet that provides an entry to lower level
- fenestration, including: multi-paned pointed-arch Gothic double-hung wooden-sash
windows with wooden tracery in the upper light and coloured glass panels; large Gothic
pointed-arch window in the rear facade; double-hung 2- over-2 wooden-sash windows on
the rear facade; and nine-paned wooden-sash casement windows in the basement level
- interior features, including a barrel vault running the length of the nave, with flat roofs
over the side aisles, unadorned plaster walls, wooden floors and a pointed-arch opening
to the apse
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REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date: March 1, 2017

From:

Julie Schueck, Heritage Planner

File:

Subject:

520 Carnarvon Street: Proposed Heritage Revitalization Agreement and
Heritage Designation

HER00584

PURPOSE
This report provides information to the Community Heritage Commission (CHC) in
regards to a Heritage Revitalization Agreement (HRA) application for a home built in
1899 at 520 Carnarvon Street in the Downtown Neighbourhood.
The CHC is being asked to review the application in context of the following question,
and provide a recommendation to Council: Does the proposal offer appropriate heritage
benefit?
PROPOSAL
This Heritage Revitalization Agreement (HRA) application would allow the owners to
complete an addition to the rear of the 1899 home of 29.1 square metres (313.45 square
feet). The owner also proposes to excavate the basement in order to repair the foundations
and to install a secondary suite.
The property’s existing C-4 zone permits single detached dwellings in accordance with
RS-1 standards. The existing home does not fully comply with existing RS-1 standards.
The existing building non-conformity would be also be regularized through the HRA
process.
The proposed changes and regularizations would be permitted through the HRA in
exchange for exterior heritage restoration of the 1899 house and for a Heritage
Designation which would ensure long term legal protection of the heritage building. The
restoration of the house would be required in accordance with the Heritage Conservation
Plan (HCP) attached as Appendix A and which includes the Statement of Significance
(SOS).
Proposed architectural plans are attached in Appendix B.
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POLICY AND REGULATIONS
Zoning Bylaw
Downtown Mixed Use Districts (High Density) (C-4): As related to this application, this
districts permits single detached dwellings to RS-1 standards. The HRA would create a
new “zoning layer” which would specify the aspects of the 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 long-term
legal protection and exterior restoration, certain zoning relaxations, including an increase
in density, are considered. An HRA does not change the zoning of the property, rather it
adds a new layer which identifies the elements of the zone that are being varied or
supplemented. An HRA is not legally precedent setting as each one is unique to a specific
site. Provisions for the local government to negotiate an HRA are set out in Section 610 of
the Local Government Act.
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.
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 and Guidelines for the Conservation of Historic Places in Canada
Council adopted the “Standards and Guidelines for the Conservation of Historic Places in
Canada” (“Standards & 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.

32

BACKGROUND
Site Characteristics and Context
The subject site is located in the Downtown neighbourhood approximately mid-block
between Sixth and Fourth Streets on the south side of Carnarvon Street. Adjacent to the
site on the east is the Holy Trinity Cathedral, to the south is a mixed use high rise
constructed in 2007, to the west is a small commercial building currently being operated
as a restaurant. To the north, across Carnarvon Street, are several multiple unit residential
buildings ranging in size from four to 12 storeys. To the north west of the site at the north
east corner of Carnarvon and Sixth Streets is a 26 storey mixed used development which
contains commercial and rental residential uses and which is currently under construction.
A site context map is attached in Appendix C.
The subject site is not accessible by a lane, and has a slope from the front (Carnarvon
Street) to back of 2.74 metres (nine feet).
The existing home is situated closer to the east property line (shared with the Holy Trinity
Cathedral site) and has a narrow (2.77 metres / 9.1 feet) non-conforming driveway down
the west side of the property which accesses an under building garage at the rear of the
property.
Project Statistics and Proposed Relaxations
The shaded cells in the table below are the proposed relaxations.
Entire Property
Existing

Floor Space Ratio:

11.06m /36.3 wide
25.09m/ 82.3 deep
278 sq. m /
2988 sq.ft.
0.88

Site Coverage:
Height
Front Setback
Rear Setback
Side Setback (East)
Side Setback (West)
Driveway Width
Off-street Parking:

38.5 percent
8.98 m. / 29.45 ft.
4.29 m. /14.70 ft.
No setback
0.46 m. / 1.5 ft.
No setback
2.74 m. / 9 ft.
1 space

Site Dimensions:
Site Area:

(244 sq.m.
2,627 sq. ft.)

C-4 Zoning
(RS-1 Standards)
None

Proposed
As existing

557.42 sq. m /
6,000 sq. ft.
0.50

As existing

35 percent
7.62 m. / 25 ft.
5.02 m. /16.46 ft.
5.02 m. /16.46 ft.
1.22 m. / 4 ft.
1.22 m. / 4 ft.
3.35 m. / 11 ft.
2 spaces

38.5 percent
8.98 m. / 29.45 ft.
4.29 m. /14.70 ft.
No setback
0.46 m. / 1.5 ft.
No setback
2.74 m. / 9 ft.
1 space

(139 sq.m. /
1,496 sq. ft.)

0.98

(273 sq.m. /
2,940 sq. ft.)
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DISCUSSION
Heritage Value
The house at 520 Carnarvon Street was originally constructed in 1893 by long-term
residents William and Sarah Jane Davidson. The original home was destroyed in 1898 by
the Great Fire and was rebuilt by its owners in its current form in 1899. The character
defining elements identified in the Statement of Significance (SOS) include:
 continuous residential use since 1893 and dual commercial and residential use
since 1978;
 residential placement in the centre of the lot, set back from the commercial and
institutional buildings on either side, leaving a visible front yard;
 residential form, scale and mass as expressed by its two and a half storey height
with front gabled roof and full-width front verandah;
 Victorian-era design features including steeply pitched front gable roof on main
house and on single storey extension at the rear, pointed bargeboards, tall window
and door openings, front porch spindle work frieze, brackets, turned columns and
railing.
The complete SOS is included in the Heritage Conservation Plan attached in Appendix A.
OPTIONS FOR CONSIDERATON
The following options are presented for the consideration of the Community Heritage
Commission:
1. That the Community Heritage Commission recommend that Council support the
Heritage Revitalization Agreement and Heritage Designation applications for 520
Carnarvon Street as outlined in this report; or
2. That the Community Heritage Commission recommend that Council not support
the Heritage Revitalization Agreement and Heritage Designation applications for
520 Carnarvon Street as outlined in this report; or
3. That the Community Heritage Commission provide an alternative recommendation.

34

Appendix A
Heritage Conservation Plan
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Heritage Conservation Plan

520 Carnarvon in 1973. source: New Westminster Archives - 520 Carnarvon 002

520 Carnarvon Street ~ William & Sarah Jane Davison House ~ 1899
New Westminster, BC

Elana Zysblat, Ance Heritage Consulting ~ June 2016
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Statement of Significance

Description of the Historic Place
The Davison House is a 2½ storey (plus basement), wood-frame, single-family home with a frontgabled roof and full-width front porch. The building is located on the south side of Carnarvon Street
about mid-block between 4th and 6th streets in the Downtown neighbourhood of New Westminster.
Heritage Value of the Historic Place
The William & Sarah Jane Davison House, first built in 1893, is significant for its historical connection to
the 1887-1893 building boom in New Westminster, sparked in response to the announcement of the
arrival of the Canadian Pacific Railway to this area. The extensive development of this period involved
not only the improvement of crucial municipal infrastructure (public transportation, sewer lines, roads,
sidewalks etc.) but also the selling off of several public parks and squares for residential development.
The Davison House at 520 Carnarvon was built on lands of the former Victoria Garden, a large public
park which surrounded the Anglican Church Cathedral from 1860 until 1887, but was subdivided and
sold into building lots in the late 1880s to help finance the CPR line for the city.
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The house is significant for its association with its builders and long-term residents William & Sarah
Jane Davison - pioneers of New Westminster who ran a local harness and saddle making business for
over 30 years from 1884-1921. William Davison (1855-1932) and his wife Sarah Jane (nee Parr
1865-1938) first built the subject house in 1893, making this their family home for 41 years until 1934.
The Davison House is further valued as an example of a building destroyed by New Westminster’s
Great Fire of September 1898 and rebuilt by its owners in 1899, just a few months later. The quick
rebuilding of New Westminster’s destroyed public buildings, businesses and residences after the 1898
fire is recounted as a mark of the patriotic and dedicated spirit of the citizens of the Royal City, which
was mostly functioning again in temporary quarters within one week of the disastrous event.
The Davison House, set slightly back from the line of commercial and institutional buildings on either
side, is valued as a rare illustration of a single-family house in downtown New Westminster, where
pockets of 19th century working-class dwellings have been replaced with apartment buildings or
commercial businesses. The building’s adaptation in use from single-family dwelling to a 3-unit
rooming house in 1972 and then to its current commercial-residential use since 1978, reflects the
evolution of northern downtown New Westminster streets such as Royal, Agnes, Carnarvon etc. from
primarily single-family residential to high-rise residential and commercial.
Aesthetically, the building is an illustration of an 1890s, working-class vernacular house. Its simple, 2½
gabled form is accentuated by ornamental Victorian-era architectural elements on the front porch: a
spindlework frieze, brackets, and turned columns and railing.
Character Defining Elements
•

Siting on Carnarvon Street in the Downtown neighbourhood of New Westminster.

•

Continuous residential use since 1893, and dual commercial and residential use since 1978.

•

Residential placement in the centre of its lot, set back from the commercial and institutional
buildings on either side, leaving a visible front yard.

•

Residential form, scale and massing as expressed by its two and one-half storey height with frontgabled roof and full-width front verandah.

•

Two 1.5 storey extensions at rear

•

Wood-frame construction clad in horizontal wood siding (visible in certain areas on the rear
extension. The condition of the siding under the current stucco is unknown).

•

Victorian-era design features including: steeply pitched front gable roof on main house and on
single storey extension at rear, pointed bargeboards, tall window and door openings, front porch
spindlework frieze, brackets, turned columns and railing.

•

Internal brick chimney at the front of the gable peak.
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Historic Brief
In 1859, the Royal Engineers surveyed the area to become New Westminster, superimposing a grid
pattern parallel to the Fraser River on the natural topography, with streets running up the hill and
avenues across it. The head engineer, Colonel Richard Moody, envisioned a formally planned ‘Garden
City’ with prominent public parks and elegant, wide avenues.

Colonel Moody’s plan for New Westminster in 1861. source: UK National Archives CO700

The subject property is located in the former
Victoria Gardens, a large public park surrounding
the Anglican Church Cathedral, one of several
lands set aside as public parks and squares in the
1861 Royal Engineers’ plan for New Westminster.
When in 1884, it became known that the Canadian
Pacific Railway would locate its western terminus
on Burrard Inlet, New Westminster sought a
branch line and needed to raise the funds
($70,000) for a construction bonus.
detail of proposed Victoria Gardens Park from 1861
plan for New Westminster. source: as above
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Thus in 1885, city council requested title from the provincial government to some of these land
reserves so they could be subdivided into lots and put up for auction, including Victoria Gardens.
The auction was held in 1886, and was a huge success, raising the funds needed for the branch
railway. The subject property at 520 Carnarvon retains evidence of this history in its legal description
PARCEL A, GROUP 1, LOT 7, VICTORIA GARDENS. The below photograph shows the first Holy Trinity
Church building built in 1860 (burned down in 1865) as it stood in the area designated to be Victoria
Gardens. Although the park lands surrounding the church were sold in 1886, the present day Holy
Trinity occupies the same location of the 1860 building in the photograph.

Holy Trinity Church in Victoria Gardens- 1860. source: NWPL 324

The builder of the subject house at 520 Carnarvon, William Davison (1855-1932) was already a resident
of New Westminster when the CPR announced the plans for its western terminus. In 1884, Davison
was a saddler with Douglas & Deighton (harness and saddle manufacturers) on Columbia Street. In
1887 William Davison married Sarah Jane Parr (1865-1938). They first resided on St. John’s Street (now
Seventh Street west of Queen’s Avenue), then moved to Royal Avenue from 1890-1892 and finally built
the subject house at 520 Carnarvon Street in 18931. The subject house was originally known as 507
Carnarvon. Civic addresses shifted and changed during the intensive building booms of 1887-1893
and the rebuilding of the city after the great fire of 1898. It wasn’t until 1909 when the the current
address, 520 Carnarvon, became the house number permanently associated with the property.
Although located in the heart of downtown New Westminster, at the time of its construction in 1893,
the subject house was one of at least five other residences which lined the south side of this block of
Carnarvon Street, adjacent to the Holy Trinity Church. We have no photographs of the house before

1

Water connection application dating September 1893
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the great fire of 1898 but the 1897 Goad’s Atlas for the City of New Westminster gives us a snapshot
of the outlines of all the buildings standing in New Westminster before the disastrous fire.

portion of plate 3 Goad’s Atlas 1897 - pre-fire

portion of plate 3 Goad’s Atlas 1905 - post-fire

A comparison of the 500 block of Carnarvon on Goad’s Atlas for New Westminster before and after
the 1898 fire (above) confirms that the subject house (outlined in red) was rebuilt in a practically
identical form in 18992, including the rear extension, just months after the fire of September 1898.

2

Building permit dating 1899
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Not all of New Westminster was destroyed in the Great Fire of 1898 but the first version of the subject
house (1893) definitely was. Not only was it located within the well-documented fire zone area but
archival photos of the ruins of the Holy Trinity Church after the fire (below) clearly show the three
adjacent residential lots to the west burned to the ground. A closer look at the photograph reveals the
rubble left from the houses, as well as a tent, possibly belonging to the Davison family. Also visible is a
new house structure already being framed. The location of the three destructed homes is outlined in
red and blown up below.

Great Westminster Fire,
September 1898.
source: Vancouver
Archives
OUT P549
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A view of the Fraser looking down Sixth Street in 1899. source: VPL 2454

A subsequent archival photograph, dated 1899, shows the results of the incredible rebuilding efforts
rights after the Great Fire. On the far left is the Holy Trinity Church under reconstruction, and on the far
right is Sixth Street. Two of the 500 block Carnarvon street houses have already been rebuilt - 505
Carnarvon and the subject house, then known as 507 Carnarvon, marked with a red arrow.
Davison had become a partner in the saddle and harness making business in 1891 which was renamed
Douglas & Davison and located at 625 Columbia Street. By 1895 he went out on his own opening a
harness & saddlery shop on Front Street which would stay in businesses under his and Sarah Jane’s
names until his retirement in 1922. Sarah Jane and William Davison had two daughters, May and
Marguerite3. A third daughter, Helena, had died of Diphtheria in 1894 at age 54. The Davison family
lived in the subject house for 41 years, from 1893 until 1934, rebuilding it after the great fire of 1898.
William Davison died in 1932 at age 78. Sarah Jane stayed in the house for two years after his death
and then moved to the US where she was born.
Over the next 45 years the subject house functioned as a single-family home to various working-class
families, the longest-term of which were John and Ewa Babec (1948-1960). John Babec was a
millworker at Canadian Western Lumber (Fraser Mills) in nearby Coquitlam. In 1971 the house was
divided into three rentals suites. A 1978 fire inside the house caused the evacuation of the tenants.
That same year the street-level until was converted to commercial use by photographer Don Elliot who
worked and lived in the subject house for over two decades. Since 2009, Shelly’s Hair Studio had

3

The 1901 census lists them as aged 13 (May) and 10 (Marguerite)

4

Daily Columbian newspaper, July 3 1894 page 4
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operated in the commercial space and the rest of the building has been a home to the local hair
stylist’s family.

Conservation Objectives
Restoration and Rehabilitation are the overall conservation objectives for the building.
The William & Sarah Jane Davison House will continue on its original site at 520 Carnarvon, in its
current location and mixed commercial and residential use. To stabilize the building’s structure and
foundation which has been tampered with through a series of unprofessional repinning and reinforcing
attempts, the entire foundation will be structurally assessed and properly reconstructed from the
interior to meet building codes. To improve the work/live functionality in the building and on this very
restricted site, the rear (south) portion of the main and basement levels will be converted into usable
living space and a single garage will be introduced at the southwest corner under the existing main
level deck. The remainder of the basement will be converted into safe, accessible storage space and
house a proper utility room. These proposed alterations are mostly internal and not visible from the
street. They do not impact the exterior design of the historic place, nor negatively effect its CharacterDefining Elements and Heritage Values.
The Restoration strategies will focus on the facade and side elevations - the three elevations visible
from the street. The facade elevation will be wholly restored back to its 1899 appearance through the
removal of the stucco layer, the restoration of its original horizontal wood siding, its original door and
window style and the reinstatement of a double wood window assembly and original front door at the
main floor level. The missing window trim will also be restored to the 1899 style on all openings on the
east and west elevations.
Rehabilitation is the conservation objective for the basement level and rear (south) section of the main
floor. Inaccessible and unsafe portions of the basement crawl space will be stabilized and finished for
storage. The higher section of the basement level in the rear portion of the site will be converted into
living space and garage, improving the contemporary use and the sustainability of this historic place.

Building Description
The William & Sarah Jane Davison House is a two-and-one-half storey (plus basement), wood-framed
house in the Downtown neighbourhood of New Westminster. First built in 1893, and reconstructed in
1899 after New Westminster’s Great Fire of 1898 this front-gabled house is one of the last surviving
single-family dwellings in Downtown New Westminster.
As the city grew over the decades,
Downtown’s numerous houses were replaced with apartment and commercial buildings. 520
Carnarvon Street is an example of vernacular, working-class house with Victorian-era decorative
elements at the front porch. Although on the interior the building was adapted from single-family use
to multiple rental units in 1971 and then to mixed commercial use since 1978, its exterior single-family
dwelling form and 19th century design survive. In 1978 the building’s original wood cladding was
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covered in stucco and all the original wood window and door trim was removed. In recent decades its
wood windows and exterior doors were replaced with aluminum and vinyl assemblies. New Victorianinspired wood trim was installed around the facade openings in recent years. Fortunately, archival
photographs of the building from 1899 and 1973 clearly illustrate the building’s original windows,
doors, cladding and trim style before their removal.
In comparing the building’s components historically and today, its general configuration of main house
and two extensions at the rear, is still identifiable. The side porch on the west of the middle portion
(the 1.5 storey kitchen extension, outlined in green) has been enclosed, and a deck in the southwest
corner of the building has been added, but the building essentially retains its original footprint:

left: current site plan (source: Alan Brown Architect)
above: 1905 Fire Insurance outline (source: New
Westminster Public Library)
main house
gabled kitchen extension
rear extension
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Condition Assessment
Overall the building is in good condition.
a. Structure
Although the exterior building lines are true to the eye, there is evidence of structural disruption and
unprofessional interventions in the foundations which may be putting the structure at risk. Certain
structural beams in the basement ceiling appear to have moisture damage. Further assessment by
structural engineers is required.

Two current photographs of the basement ceiling structure showing evidence of moisture damage and inconsistent,
unprofessional structural interventions.

b. Foundations and Masonry
Condition could not be precisely evaluated because of lack of accessibility. The foundation consists of
wood posts and beams as well as a variety of sections of concrete foundation, footings and floor slabs,
poured in various occasions and using different concrete mixes. Some areas of the foundation appear
to have no concrete supports. Portions of a thin concrete/aggregate floor, which covers select areas of
the basement, have been intentionally broken. Much of the basement floor is soil. Some portions of
concrete walls and footings are buried in soil and show signs of moisture ingress. Tree roots and small
boulders are visible in the basement floor around some sections of the foundation. No damp proofing
measures were identified. Not all concrete elements can be properly viewed or assessed. The entire
foundation requires structural and condition assessment. The brick chimney is in good condition and
may require repointing, local repairs and flashing.
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Two current photographs of concrete foundation elements in the basement with a variety of thicknesses, mixes, exposure
to soil, tree roots and breakage.

c. General Wood Elements
Rot was identified in the front porch floor, foundation and column bases. The various parts of the front
porch structure appear to be separating and are no longer properly fastened to each other - columns
from floor, foundation from floor, railings from columns, stairs from foundation and floor. Moisture
damage can be seen in the front porch foundation area where the stucco has broken away. The facia
boards on the front are in good condition. The front porch decorative elements - spindlework frieze,
brackets, turned columns and railing spindles are in good condition but require refastening to a
reinforced or rebuilt porch structure and repainting. The rear fascia boards are in fair condition, in need
of repair or replacement in-kind.
Two current
photographs of front
porch elements
showing damaged
floor boards, column
bases and failing
porch foundation
(wood structure)
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d. Roofing and waterworks
The existing asphalt shingle roof was installed within the last 10 years and is in good condition. The
rainworks system has been partially replaced but is failing in portions.
e. Windows and Doors
The current mix of recently installed and early window assemblies (aluminum, vinyl and wood) are
functional and in good condition.
f. Cladding
The stucco cladding (which was applied to the building in 1978) is in good condition and has been
recently painted. The original horizontal wood siding which has been exposed on the rear extension is
in good condition, in need of repainting.

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 - Preservation, Restoration and Rehabilitation:
The main house 2.5-storey, gabled structure* will be preserved. The front porch structure will be
restored. The basement and rear two-storey extension will be rehabilitated.
* Once the foundation is assessed by a structural engineer and a new foundation reconstruction is
planned, portions of the structure where the foundation meets the first floor framing may require
internal reinforcement, adjustments or reconfiguration.
If and where these interventions occur,
according to structural engineer recommendations and to accommodate the garage addition, existing
wood framing will be selectively repaired, upgraded and adapted for improved integrity, Code
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compliance and to accommodate new use, only where exposed to complete the work as defined on
the Building Permit drawings.
The front porch foundation and stairs will be rebuilt. The front porch columns, railing, spindles,
spindlework frieze and brackets will be repaired and reinstalled in place to the newly built foundation.
The salvable, repairable porch floor boards will be reinstalled on the newly built porch foundation.
Replica floor boards will replace missing or unsalvageable boards in-kind only where necessary.
b. Roof and Rainwater Works - Preservation and Rehabilitation:
The main house and front porch roofs will be
preserved. A replacement rainworks system will
be installed.
c. Masonry and Foundation - Rehabilitation
and Restoration:
The entire foundation will be reconstructed and/
or reinforced according to a structural engineers
plan. The single brick chimney will be repointed
and repaired in-kind (if and where necessary).
d. Cladding and Trimwork - Restoration:
The stucco cladding will be carefully removed
from the facade elevation to expose the
horizontal wood siding underneath. If intact and
repairable, the wood siding will be restored and
repainted. If any boards or sections are missing,
or beyond repair they will be replaced in-kind
with replica wood siding to match in profile and
dimension to the surviving wood siding at the
rear. Replica door and window trim will be
installed around all windows and doors on the
facade, east and west elevations as per the
dimensions, profile and style of the 1973 archival
photograph and as detailed in the architectural
drawings. The rear facia boards will be repaired
or replaced in-kind. Corner trim boards will be
reinstalled on the facade elevation as per the
1973 archival photograph. The stucco cladding
on the three other elevations will be preserved
and repainted in a new historic colour scheme.
(see section f. Finishes)

Archival photograph of 520 Carnarvon front porch in 1973.
source: New Westminster Archives - 520 Carnarvon 004
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e. Windows and Doors - Restoration and Preservation:
The facade’s three windows assemblies will be replaced with replica double-hung wood windows as
per the 1973 archival photograph. The main floor window at the front porch will be restored to a
double assembly consisting of two double-hung wood windows separated by a trim board. The
remaining windows on the east and west elevations will not be replaced as part of this project but
when failing or needing to be replaced in the future, will be replaced with wood windows, as per their
corresponding historic counterpart on the 1973 archival photograph. The original wood front door will
be reinstalled at the front entrance, repaired and repainted.
f. Finishes - Restoration:

As part of the complete restoration of the front porch, facade cladding, facade windows and door,
and the window trim on the east and west elevations, the house will be repainted in the following
Benjamin Moore Historical Colours based on original paint layers identified on the 1899 wood
siding:
Body - Wedgewood Gray HC - 146

Trim, soffits, porch ceiling, front columns, railings, spindles, brackets Oxford Ivory VC - 1

Window sash and front door - Edwardian Pewter VC - 23

close-up current
photographs of the
original light blue-grey
paint colour on the
wood siding found on
520 Carnarvon Street
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Make sure to test exterior paint for lead and follow WCB lead abatement procedures;
Follow Master Painters' Institute, Repainting Manual procedures, including removing loose paint
down to next sound layer (not bare wood), clean surface with mild TSP solution with gentlest
means possible, and rinse with clean water; do not use powerwashing.

Proposed Alterations
The proposed changes to this house are the introduction of usable living spaces on both basement
and main storey levels as well as an attached garage - all at the rear of the building. These alteration
do not effect the design traditions of the original house and are not readily visible from the street.
The proposed changes are considered a reasonable intervention given generally accepted
conservation standards, rehabilitation needs for the double commercial and residential use and
restricted site conditions, and the realities of achieving heritage retention through development
incentives. The proposed changes do 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
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•

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.
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 basement interior for signs of moisture migrating through foundation walls or the slab-ongrade 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.

c.

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).
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• 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.

•

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

•

Replace cracked or broken glass as it occurs.

•

Check satisfactory operation of windows and doors. Poor operation can be a sign of building
settlement distorting the frame, or sashes or doors may be warped.

•

Check condition and operation of hardware for rust or breakage. Lubricate annually.

•

Inspect weather stripping for excessive wear and integrity.

f.

Roofing and Rainwater Works

• Inspect roof condition every 5 years, looking for:
o loose, split or missing shingles, especially at edges, ridges and hips;
o excessive moss growth and/or accumulation of debris from adjacent trees;
o flashings functioning properly to shed water down slope, especially at chimney.
•

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.
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•

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.

Current Photographs
front and partial west view
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front and partial east view
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Archival Photographs

Archival photographs of 520
Carnarvon front and rear in 1973.
source: New Westminster
Archives - 520 Carnarvon 003
and 005
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Archival photograph of 520
Carnarvon rear extension in 1973.
source: New Westminster
Archives - 520 Carnarvon 006
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REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

March 1, 2017

From:

Julie Schueck, Heritage Planner

File:

HER00486

Subject:

809 Fourth Avenue – Heritage Alteration Permit to Allow Revised Canopy
Design over Parkade Stairwell

PURPOSE
A Heritage Alteration Permit application has been submitted to revise the design of the
canopy over the parkade stairwell at 809 Fourth Avenue.
As per the heritage review policy, the Community Heritage Commission is being asked to
review the application for its design and fit with the existing Heritage Revitalization
Agreement and provide a recommendation.
See Appendix 1 for Site Location Map.
POLICY CONTEXT
Heritage Alteration Permit
A Heritage Alteration Permit, allowed through Sections 617 and 618 of the Local
Government Act, is a permit issued by either Council or its delegate that authorizes
alterations or other actions for property that is protected heritage property, such as those
under a Heritage Control Period. It may not vary density or flood plain specifications.
Council or its delegate may refuse to issue a Heritage Alteration Permit if they feel that
the work proposed is contrary to the purposes of the Heritage Control Period. However,
should a permit be denied, the City must inform the applicant of the requirements or
conditions under which the property could achieve the site’s development entitlements.
Heritage Revitalization Agreement
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City
and a property owner for the purpose of heritage conservation. In exchange for long-term
legal protection and exterior restoration, certain zoning relaxations, including an increase
Doc # 1000222
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in density, are considered. An HRA does not change the zoning of the property, rather it
adds a new layer which identifies the elements of the zone that are being varied or
supplemented. An HRA is not legally precedent setting as each one is unique to a specific
site. Provisions for the local government to negotiate an HRA are set out in Section 610
of the Local Government Act.
BACKGROUND
In 2014, Council adopted Heritage Revitalization Agreement Bylaw No. 7720, 2014 that
would allow the construction of a six storey multi-family residential building in exchange
for the protection and restoration of three historic single-family dwellings at the corner of
Eighth Street and Fourth Avenue. Parking for all units would be constructed
underground.
DISCUSSION
The architectural plans that form part of the HRA show the entry to the underground
parkade as having a canopy structure constructed of metal and glass. The applicants have
constructed the canopy structure out of wood (with the glass top still to be added). The
Building Division is working with the applicant to ensure compliance with the Building
Code and with Fire Safety regulations. The CHC is being asked to provide a
recommendation on the appropriateness of the change in material from metal to wood as
it relates to the HRA.
Drawings that show the canopy structure ‘before and after’ will be provided on-table.
OPTIONS
The following options are available for consideration by the Community Heritage
Commission:
1) That the Community Heritage Commission supports the Heritage Alteration
Permit to allow a revised design of the canopy over the parkade stairwell at 809
Fourth Avenue; or
2) That the Community Heritage Commission does not support the Heritage
Alteration Permit to allow a revised design of the canopy over the parkade
stairwell at 809 Fourth Avenue; or
3) That the Community Heritage Commission give an alternative recommendation.
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REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

March 1, 2017

From:

Julie Schueck, Heritage Planner

File:

HER00607

Subject:

118 Fifth Avenue – Heritage Alteration Permit for a Renovation in Queen’s
Park

PURPOSE
A Heritage Alteration Permit application has been submitted to renovate a 1929 house
located at 118 Fifth Avenue. The application was reviewed by the Queen’s Park
Technical Review Panel on January 17, 2017.
As per the Heritage Control Period administrative policy, the Community Heritage
Commission (CHC) is being asked to review the application for its design as it relates to
the evaluation criteria endorsed by Council, attached as Appendix 1. The CHC will then
make a recommendation to the Director of Development Services.
See Appendix 2 for Site Location Map.
POLICY CONTEXT
Heritage Control Period
Section 608 of Part 15 of the Local Government Act provides that a local government
may identify a specific area for heritage conservation planning by adopting a bylaw
declaring a period of up to one year during which all properties within the area would be
subject to temporary heritage protection.
On June 15, 2016, Council adopted the Queen’s Park Heritage Control Period Bylaw. Per
that bylaw, certain renovations of single detached dwellings within the Queen’s Park
neighbourhood must receive a Heritage Alteration Permit (HAP) in order to begin
construction.
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Heritage Alteration Permit
A Heritage Alteration Permit, allowed through Sections 617 and 618 of the Local
Government Act, is a permit issued by either Council or its delegate that authorizes
alterations or other actions for property that is protected heritage property, such as those
under a Heritage Control Period. It may not vary density or flood plain specifications.
Council or its delegate may refuse to issue a Heritage Alteration Permit if they feel that
the work proposed is contrary to the purposes of the Heritage Control Period. However,
should a permit be denied, the City must inform the applicant of the requirements or
conditions under which the property could achieve the site’s development entitlements.
BACKGROUND
Goal of the Control Period
Heritage Control Periods are considered a method to achieve temporary protection under
Section 608 (1) of the Local Government Act. The goal of the Control Period is to control
the loss or alteration of dwellings and street character in the neighbourhood while
exploring the implementation of a Heritage Conservation Area.
HAP Application Process in Queen’s Park
A Heritage Alteration Permit (HAP) for the renovation of an existing historic house
would be reviewed by the Technical Review Panel and the Community Heritage
Commission with their recommendations going to the Director of Development Services
for the consideration of the HAP issuance.
HAP Application Review Bodies
Role of Technical Review Panel
As per the endorsed review process, HAP applications are reviewed by a Technical
Review Panel established by the City. The Panel’s comments are forwarded to the
Director of Development Services for their use in consideration of the application. The
Review Panel evaluates HAP applications on technical, practical, and design aspects, and
against the City’s interim evaluation criteria.
Council endorsed the use of interim criteria against which the Technical Review Panel
would evaluate renovation HAP applications (see Appendix 1).
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Role of Community Heritage Commission
As per the Control Period Bylaw and the endorsed review process, HAP applications are
reviewed by the Community Heritage Commission (CHC) who provide a
recommendation to Council (or its delegate). As representatives of the community’s
voice on heritage issues, the CHC evaluates the HAP application against the principles of
heritage conservation, and the City’s heritage policies. In the case of new construction,
the CHC evaluates the proposed design in the context of the endorsed interim criteria
(Appendix 1).
Renovation Requires a Heritage Alteration Permit
The property at 118 Fifth Avenue was constructed in 1929 and is located in the Queen’s
Park neighbourhood. As the house is more than 50 years old, and the proposed work will
impact the front and side façades, the house is subject to the Heritage Control Period
regulation. Therefore, the applicant requires a HAP for the proposed renovations. The
work proposed through this HAP application will be considered by the Director of
Development Services.
DISCUSSION
The CHC is being asked to provide comments on this application regarding the
compatibility of the proposed renovation with the interim evaluation criteria and provide
a recommendation to the Director of Development Services. Plans for the proposed
renovation and a letter from the designer are attached in Appendix 3.
Rear Addition
The addition placed on the rear of the house in 1961 would be removed and a new
addition added to the side and back of the house. This addition would be in the Dutch
colonial style in keeping with the details of the original house. The side addition is set
back from the front façade of the house approximately 13.5 feet (4.1 metres) to maintain
the symmetrical streetscape of the home. The side addition would mimic the existing roof
shape.
New Foundation and Additional Height
The house would be raised by 1.9 ft. (0.58 m.), and a new foundation would be poured.
The intent is to make the basement a functional space as it is currently only a maximum
of 6.5 ft (1.98 m) high. There would be no secondary suite.
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Front and Side Facades
The upper half of the house is currently clad in wood shingles (not horizontal siding as
the submission photos appear to show). These would be retained and repaired/painted.
The lower half of the house is currently clad in original rough-cast stucco. The applicants
are concerned that the lifting of the house would result in damage to the stucco on the
front and sides of the house and propose changing this cladding from stucco to drop
siding to match the new addition.
The front yard grading and landscaping would be done in a way as to visually preserve
the existing grade to the main floor of the house.
Windows
All of the original wood-frame windows are single pane glass and some have rot. The
intent would be to restore as many as possible, adding a sealed glazing unit, or if
restoration is not feasible, to replace them with wood-frame windows that match the
existing. The applicant had proposed vinyl-frame windows as an option but have now
committed to wood-frame windows.
Of the original windows, the ones in the dining room (south-west side) would be split
into two, one on either side of a new fireplace. The side window in the upper bedroom on
the north-east elevation would be moved closer to the front of the house to allow for
furniture placement. The size of the window over the entry portico would be reduced to
allow for flashing.
Front Porch
The front porch currently has a rounded roof. The proposal is to replace this element with
a new peaked roof with an arch below.
Colour Scheme
The colour scheme would be light and colours would be chosen from either the Benjamin
Moore or the Sherwin Williams provincial historic colour palettes. A specific colour
palette has not been provided.
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ANALYSIS
Technical Review Panel Comments and Recommendation
The Technical Review Panel recommended that the applicant address the following
comments relating to the proposed changes to the original front façade and details of the
house:
• Changes proposed to the rounded front porch roof (a Character-Defining Element)
are not supported;
• Changing original wood windows to vinyl is not supported;
• Changes on the upper half of the house from the original horizontal siding to
shingle is not supported; and
• Changes on the lower half of the house from rough-cast stucco to siding of any
material is not supported.
The Panel also encouraged the applicant to consider significantly lightening the selected
paint colour of the body of the house (eg: light/ pale grey, buff/cream, or ivory/white).
This suggested colour scheme would better align with the design approach of the historic
Dutch Colonial style.
Lastly, the Panel indicated their appreciation for the following elements of the proposed
design:
• The retention of the original massing and house roofline;
• The proposed addition at the side and rear is reflective and respectful of the
heritage character of the house; and
• The reorganization of rooflines at rear and side better reflects the original house
style.
OPTIONS
The following options are available for consideration by the Community Heritage
Commission:
1) That the Community Heritage Commission recommends that the Director of
Development Services approve the Heritage Alteration Permit for renovations to
118 Fifth Avenue; or
2) That the Community Heritage Commission recommends that the Director of
Development Services not approve the Heritage Alteration Permit for renovations
to 118 Fifth Avenue; or
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3) That the Community Heritage Commission give an alternative recommendation.
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February 3, 2017

Julie Schueck
Heritage Planner
City of New Westminster
Re:

File#HER00607

118 Fifth Avenue, New Westminster

This letter is in response to the Technical Review Panel dated January 19th, 2017 regarding 118 Fifth
Avenue, New Westminster.
There were four items that were identified as concern regarding the façade:
1) Changes to the rounded front porch roof- The client does not feel that this is the original entry
roof. She would like to modify the present design to more represent the Dutch Colonial Style, to
a peaked roof and arched below.

2) Changing the original wood windows to vinyl- This was left as an option if the cost became
prohibitive. They will remove the note and put in wood windows which are their preference.

88

3) Change on the upper half of the house cladding- The upper half of the building is presently
shingled. The shingles will remain. Please see photo :

4) Change on the lower half of the house cladding- The lower cladding is presently rough-cast
stucco. The house will be raised and a few windows will be repositioned. This will require a
break line at the main floor level. There is presently significant damage to the stucco on the
back west side of the house. We fear that raising the house will also cause more cracking in the
stucco and the patching will be unsightly. There is limited visible cladding on the lower front
façade due to the large number of windows and the shutters. We wish to have a cohesive
finish, not a patchwork, therefore feel it would be best to change to drop siding to match the
new addition. From our observation this seems to be a much more common cladding for Dutch
Colonial homes in the area.
The clients will look at lightening the colour scheme and will choose colours from either the
Benjamin Moore Heritage colour palette or the Sherwin Williams Provincial Heritage colour
palette.
Regards,

Nancy G Dheilly, B.E.S., B. Arch.
604.526.2503
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DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

March 1, 2017

From:

Julie Schueck, Heritage Planner

File:

HER00599

Subject:

328 Second Street – Heritage Alteration Permit to build a New House in
Queen’s Park

PURPOSE
On November 7, 2016 Council issued Heritage Alteration Permit No. 74 to allow the
demolition of 328 Second Street (constructed 1893) and an application for a Heritage
Alteration Permit to build a new house on this property has been submitted. The
application was reviewed by the Queen’s Park Technical Review Panel on January 17,
2017.
As per the Heritage Control Period administrative policy, the Community Heritage
Commission is being asked to review the application for its design and fit with
streetscape context in keeping with the Queen’s Park Historic District Residential Design
Guidelines and the neighbourhood’s Heritage Value Statement, and provide Council with
a recommendation.
See Appendix 1 for Site Location Map.
POLICY CONTEXT
Heritage Control Period
Section 608 of Part 15 of the Local Government Act provides that a local government
may identify a specific area for heritage conservation planning by adopting a bylaw
declaring a period of up to one year during which all properties within the area would be
subject temporary heritage protection.
On June 15, 2016, Council adopted the Queen’s Park Heritage Control Period Bylaw. Per
that bylaw, all new construction of single detached dwellings within the Queen’s Park
must receive a Heritage Alteration Permit (HAP) in order to begin construction.
Doc # 998043
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Heritage Alteration Permit
A Heritage Alteration Permit, allowed through Sections 617 and 618 of the Local
Government Act, is a permit issued by either Council or its delegate that authorizes
alterations or other actions for property that is protected heritage property, such as those
under a Heritage Control Period. It may not vary density or flood plain specifications.
Council or its delegate may refuse to issue a Heritage Alteration Permit if they feel that
the work proposed is contrary to the purposes of the Heritage Control Period. However,
should a permit be denied, the City must inform the applicant of the requirements or
conditions under which the property could achieve the site’s development entitlements.
BACKGROUND
Goal of the Control Period
Heritage Control Periods are considered a method to achieve temporary protection under
Section 608 (1) of the Local Government Act. The goal of the Control Period is to control
the loss or alteration of dwellings and street character in the neighbourhood while
exploring the implementation of a Heritage Conservation Area.
HAP Application Process in Queen’s Park
Following Council issuance of a HAP for demolition, the applicant would need to submit
a second HAP application for the new building which would be reviewed by Technical
Review Panel and the Community Heritage Commission with their recommendations
going to Council for the consideration of the HAP issuance.
HAP Application Review Bodies
Role of Technical Review Panel
As per the endorsed review process, HAP applications are reviewed by a Technical
Review Panel established by the City. The Panel’s comments are forwarded to Council
for their use in consideration of the application. The Review Panel evaluates HAP
applications on technical, practical, and design aspects, and against the City’s interim
evaluation criteria.
Council endorsed the use of the existing Queen’s Park Historic District Residential
Design Guidelines as criterion against which the Technical Review Panel would evaluate
HAP applications (see Appendix 2).
Doc # 998043
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Role of Community Heritage Commission
As per the Control Period Bylaw and the endorsed review process, HAP applications are
reviewed by the Community Heritage Commission (CHC) who provide a
recommendation to Council. As representatives of the community’s voice on heritage
issues, the CHC evaluates the HAP application against the principles of heritage
conservation, and the City’s heritage policies. In the case of new construction, the CHC
evaluates the proposed design in the context of the Queen’s Park Historic District
Residential Design Guidelines.
Evaluation Policy for New House Proposals
New buildings in the Queen’s Park neighbourhood are required to apply for and be issued
a HAP before applying for a Building PermitIn keeping with the HAP evaluation policy
endorsed by Council, evaluation of applications uses, as a benchmark for assessment of
new building proposals, the following:
• The voluntary Queens Park Historic District Residential Design Guidelines
developed in 1999; and,
• The neighbourhood’s Heritage Value Statement created by consultants in 2008,
which incorporates the summary of Historic Values for the Queen’s Park
Neighbourhood, developed by the Working Group as part of the Neighbourhood
Heritage Study (2014-2016).
A HAP for new construction is evaluated on both architectural design and neighbourhood
context, the later focussing on appropriateness to the context of both the streetscape and
the neighbourhood. For example, does the streetscape consist of mostly single storey
ranchers and the proposed new house is tall and narrow? Or is the proposed design
intending to use material that is not common to the neighbourhood?
DISCUSSION
Property Description
328 Second Street is located in the south-east corner of the Queen’s Park neighbourhood.
There are eight frontages consisting of single-detached houses along that side of the 300block of Second Street. The site is fairly flat. The existing house to the immediate south
of the subject property contains a two storey house constructed in 1992. Next to that is a
two storey house constructed in 1894. The house to the immediate north is two storeys
and was constructed in 1943. Next to that is a two storey house constructed in 1893.
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Frontage:
Average Depth:
Area:

4

16.76 metres (54.99 feet)
45.26 metres (148.49 feet)
759 square metres (8,168 sq.ft.)

Project Description
The proposal is to build a new, single detached house with no secondary suite. A
proposed site plan and elevation drawings of the exterior design are attached as Appendix
3.
Proposed Design
The proposed new house design follows a traditional Craftsman/Western Shingle style
that was popular in the Lower Mainland during the early part of the Twentieth Century.
It contains such traditional features as an asymmetrical plan, multiple gables, shingled
siding, deep front porch with stone columns, exposed rafter tails, and brackets under the
eaves. The house would be two storeys with no chimney. The applicant’s design rationale
is attached as Appendix 4.

Proposed Materials
The following are the materials proposed for the exterior cladding, with colours indicated
in brackets, where applicable:
Roof – asphalt shingles
Elevations - stained cedar shingles (Texas Sage)
Window and Door Trim - wood (White Rock)
Front Door – fibreglass vertical pattern and top window panes (Carbon Copy)
Windows – double glazed vinyl
Garage Doors – insulation metal with vertical pattern and top window panes
Rafter Tails – cosmetic
Porch Facing – cultured stone
Porch Pasts – wood posts furred out and tapered, with stone facing
Driveway and Walkway - concrete
The proposed paint colours were not selected from the Benjamin Moore Historic True
Colours Palette.
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ANALYSIS
Consistency with Design Guidelines
The proposed design conforms to the Queen’s Park Historic District Residential Design
Guidelines (attached to this report as Appendix 2) through the following elements:
• Floor levels are expressed through building elements such as the porch and the
windows;
• The overall building proportion is balanced;
• The main floor is above grade;
• A traditional roof form is used with steep roof pitch;
• Dormers have been used;
• Window sizes are appropriate for the function of the rooms;
• There are wide bargeboards and the windows have wide trims;
• The front door is above grade;
• There is a recessed and open front porch as a primary element of the front façade;
• Exterior siding and shingles are wood and are used on all elevations.
Technical Review Panel Comments & Recommendation
The Panel supported the overall design proposed in the application and noted a high
quality of design and strong references to the Craftsman style. However, the Panel
recommended the following changes:
1. That the applicant reconsider the integration of the garage into the front façade of
the house and encouraged the applicant to consider a detached garage at the rear of
the property or an attached garage at the rear of the house. They indicated that the
garage doors facing the public realm greatly detract from an otherwise supportable
design.
This change was not addressed by the applicant.
2. That the overhangs of the shed roof dormers match those of the other roofs, and
that the proposed typical timber roof brackets be used to support the side
overhangs of those dormers. This would align the proposed design very closely
with the traditional Craftsman style.
The applicant has made these changes.
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Page 5

94

City of New Westminster
March 1, 2017

6

3. That all exterior materials and colours (including roof gutters) be indicated and
specified on the drawings. Additionally, as such lights can greatly detract from a
tradition design approach, the Panel recommended the following notation be
added to the drawings: “Roof soffit lighting shall not be installed expect at main
floor porches”.
The applicant has made these additions.
The Panel required that the application be brought back for review following the
applicant responding to the above issues. The application will be reviewed for a second
time at the next Panel meeting and a recommendation to Council provided by the Panel.
OPTIONS
The following options are available for consideration by the Community Heritage
Commission:
1) That the Community Heritage Commission recommends that City Council support
the Heritage Alteration Permit for the new house at 328 Second Street; or
2) That the Community Heritage Commission recommends that City Council not
support the Heritage Alteration Permit for the new house at 328 Second Street; or
3) That the Community Heritage Commission give an alternative recommendation.
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su casa

design inc.

GARBUTT RESIDENCE

2543 montrose ave.
abbotsford, b.c., V2S 3T4
Tel. (604) 856-3222
Fax (604) 854-4303

SYNOPSIS:
CIVIC ADDRESS:
328 2ND ST. NEW WESTMINSTER, B.C.
LEGAL DESCRIPTION:
LOT 44, NWD, PLAN NWP2620,PARCEL C, SUB BLOCK 6, (529635E)
ZONING:

RS-1

SITE AREA:

8167 SQ. FT. (758.8M)

PRIMARY LOT COVERAGE:
PERMITTED:
35% OR 2858.45 SQ. FT.
PROPOSED:
28% OR 2315 SQ. FT.
LOT COVERAGE ATTACHED STRUCTURES:
PERMITTED:
10% OR 816.7 SQ. FT.
PROPOSED:
9.2% OR 755 SQ. FT.
PRIMARY FLOOR AREA:
UPPER FLOOR AREA:
MAIN FLOOR AREA:
CELLAR AREA:

1493 SQ. FT.
1623 SQ.FT.
724 SQ. FT.

TOTAL AREA:

3840 SQ. FT.

PRIMARY FLOOR AREA FOR FSR:
UPPER FLOOR AREA:
1493 SQ. FT.
MAIN FLOOR AREA:
1865 SQ. FT.
CELLAR AREA:
724 SQ. FT.
TOTAL HOUSE AREA:

title
SITE PLAN
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Appendix 4
Applicant’s Design Rationale
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Date: February 17, 2017
328 Second St.

Our intent is to build a Craftsman styled home in Queens Park. One that suits the neighbourhood and will
be our family home for years to come. The purpose of this letter is to provide a clear understanding of
why we would like our house plans to include an attached garage accessed from the front as opposed to a
detached garage in the rear yard.
Firstly, a little bit about us. We’re the Garbutt family, we have two small boys (ages 2 & 4) and a 3rd
child on the way. We also have two high energy dogs (ages 3 & 5). We’re fortunate to be involved with
two thriving business in the community, selling New Westminster homes and making excellent craft beer.
Needless to say we have our hands full. To further that, we want to build our dream home in this
community. It will be a stressful process, but worth it in the long term as we have designed every square
foot of this home to help manage our family chaos. We purchased the property at 328 Second St. five
years ago and since then haven’t stopped thinking about the design. We even built a ‘practice' home at
902 Second St. to get our mistakes out of the way. We became very serious with our design plans in late
2015 when we hired our architect Sucasa Design, who had an exceptional portfolio of craftsman inspired
homes. Since our initial concepts we’ve had complete assurance from the planning department that an
attached garage from the front would be ok. So we proceeded with this.
Here’s why it’s important to us:
Design & Function - We will have 3 young kids and 2 dogs living in this home and it is nice to have a
spacious and private backyard. A detached garage would force us to completely change all of our plans
and we would be left with a structure that takes over the yard. We would also be left with a narrower
house and a long driveway running along it that opens up our privacy and security. Having a motorized
gate to secure the rear yard (for a detached garage) is not just an eye sore, but we will be concerned about
our young kids and dogs every time it opens (and we have a dog that has been know to escape and roam
the streets). To us a detached garage would significantly effect our enjoy of the home. With an attached
garage from the front, we are able to have a much larger back yard and more importantly, maintain a very
private and secure space for our family and lots of room for our kids to run and play.
Cost - We’ve paid an architect $10,000 for our current plans, and the additional construction costs
involved with having a detached garage (over attached) amount to approximately $25,000 (framing,
concrete, roofing, siding, privacy gate, pavers, excavation & ground preparation. Who’s responsible for
this $35,000? How to we value due the a less desirable design? and how is time valued? As I have spent a
lot of it on this project.
Our carrying costs are $2800/month for this home. New architectural plans will cost an additional
$10,000. If our build is delayed one year because of this, it will cost me an additional $36,600 in carrying
costs (interest $28,000, property taxes $5,500, insurance $1,900, utilities $1,200).
Total hard costs:
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$10,000 in new architectural plans + $36,600 in carrying costs (plus 9-12 months of delays) + $25,000 in
additional construction costs = $71,600
What this doesn’t take into account is that value of losing 55-60% of the back yard and creating dead
space along the side of the house ($60,000?), the inconvenience of driving along a narrow lane to the rear
garage every day ($??) and decreased value of a narrower house, which has a value to consider as well.
Unfortunately, it is very difficult to value these items as there are no sales in Queens Park to compare.
Looking outside of New West for examples is difficult as well. New homes with detached garages
typically only exist when there is a back lane.
3) Time - Time is of the essence. We want to begin construction and not delay this any further. Another
delay will drain our finances further and take more focus away from our businesses in this community.
The proposed guideline to restrict attached garages from the front significantly effect homes that are
inside lots without a back lane. If this item were to remain in the guidelines, I believe these homeowners
should be aware of it as it will effect their property values from a redevelopment stand point. Particularly,
lots that have less than 60’ of frontage.
For us personally, our biggest concern is the enjoyment of the home, but from a cost and timing
perspective it’s not ideal either. We hope you understand our position. We look forward to your response.
Cheers,
James Garbutt & Family
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Date: January 4, 2017
Address: 328 Second St, New Westminster
Re: Queen’s Park Historic District Residential Design Guide

When I look at the exterior design of our future home, I think of a craftsman inspired cottage.
Roof: It has a very simple roofline from the front, and the second story dormer is incorporated
into the roofline quite well. It is not oversized or bulky, it breaks up the roof nicely and in my
opinion it gives our home a humble and inviting curb appeal.
Overhangs and soffits: The design include generous overhangs; 24 inches on the sides of the
main roof, and the main front lower overhang is approximately 48 inches from the wall. The
soffits will include 3x6” exposed rafter tails and wood 1x4” wood panelling running between
them. A look that suits the neighbourhood and respects the craftsman character well.
Windows: On the upper level we have gone with a very symmetric look with 5 windows
semitonically places in the centre of the dormer. On the lower level (right side) we have a taller
group of windows to bring in more natural light to our future home office. The windows are
relatively narrow (not oversized) and maintain a consistent bar pattern throughout. They will also
be recessed into the exterior with trim on all four sides.
Porch: This is one of the main features at the front of our house. It is a good sized space,
completely covered, it will be 9’ deep and 21’ wide. It will also have wood decking and enclosed
by wood railings, which suit a craftsman styled home well.
Materials: Our intent is to have ‘real’ materials throughout the exterior of the home. Our front
door will be wood, our siding will be cedar shingles (all 4 sides of the home with no corner
boards), the base of the pillars will be natural stone, the soffits will be wood with exposed cedar
rafters, the fascia will be oversized, and the roof will be asphalt. It will suit the neighbourhood
well, and respect historic materials used in Queens Park.
Details: We intend to have 3 colours on the home. 1) siding, 2) windows, and 3) trim. The pillars
are oversized and flare out at the bottom, giving the home more shape. The oversized rafter
tails on the front is the primary focal point of the trim detail, but on the sides of the home we will
have soffit knee braces as well. We’ve gone with two single garage doors on the front (instead
on one bulky single door), which allows for more trim detail.
I have spent the past 5 years thinking about the design for this home. I absolutely love
craftsman architecture, and I feel that a cottage style home with a simple roofline is great way to
achieve a humble and inviting exterior. It allows the natural materials and texture of the home to
be the main focal point. It is a simple design with nice symmetry, and I hope you find that it will
suit the neighbourhood well.
- James Garbutt
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New Westminster Museum and Archives Mission and Mandate
Statement Review
NEW STATEMENTS
NWMA DRAFT MISSION AND MANDATE STATEMENTS
January 17, 2017
The below statements were drafted by the NWMA Community Advisory Group through
workshops held in November 2016 and January 2017. They were informed by the previous
statements established in 1995, community workshops held in 2010 and guiding principle
statements established by museum staff in 2013.
MISSION
The New Westminster Museum and Archives strive to enhance knowledge and deepen
understanding of the City and its peoples by illuminating past events, exploring current issues
and facilitating conversations around future possibilities.
MANDATE
The New Westminster Museum and Archives will:
1. collect, preserve and house the objects, archival materials, natural history specimens
and collective memories that best serve to illustrate the environment, founding,
settlement, relationships and development of the New Westminster area from the
earliest times to present;
2. research, make available, interpret and exhibit its collections for the use and benefit of
the public;
3. engage with all peoples and organisations that can inform and support the narratives of
the New Westminster area

HISTORICAL STATEMENTS

1. IRVING HOUSE HISTORIC CENTRE/NEW WESTMINSTER MUSEUM/ARCHIVES
August 1995
MISSION STATEMENT
The Mission of Irving House Historic Centre/New Westminster Museum/Archives is to preserve
and present the history of New Westminster.
MANDATE
1. Irving Hose Historic Centre/New Westminster Museum/Archives, encompassing the
building and grounds know and described as Lost Eight (8) and Nine (9) of City Block Thirty-
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one (31), Plan 2620, save and except the Westerly five (5) feet of Lot Eight (8) having a
frontage of five(5) feet on Royal Avenue by the full depth of the lot and adjoining Lot Seven
(7), and also known as 302 Royal Avenue, is owned and governed by the Corporation of the
City of New Westminster. All materials held, donated, purchased or bequeathed to the
Historic Centre/Museum/Archives are the property and responsibility of the Corporation of
the City of New Westminster, which shall ensure their continued housing and care,
following appropriate museum/archives standards, in perpetuity for future generations.
2. Irving House Historic Centre, in the City of New Westminster, has been preserved for the
purpose of depicting in general the lifestyle of the home’s first inhabitants, Captain and
Mrs. William Irving and family. Although the house remained occupied by and in the
possession of descendants of Captain William Irving until 1950, when it was purchased by
the Corporation of the City of New Westminster, the Historic Centre shall collect, preserve,
research, house, exhibit and interpret ‘in situ’ those objects which are sympathetic to and
reflect the period of 1865-1890. All restoration, collection, exhibition and interpretation
will be done in harmony with the documented research on the home in order to portray
living history.
3. Irving House Annex, locally known as the New Westminster Museum, shall collect, preserve,
research, house, exhibit and interpret all those objects that best serve to illustrate the
historical founding, settlement and development of the New Westminster area from the
earliest times to the present.
4. The New Westminster Archives, located within the New Westminster Museum, shall collect,
preserve, research, house, exhibit and interpret material of an archival and photographic
nature that illustrates the historical founding, settlement and development of the New
Westminster area from the earliest times to the present.
5. The Historic Centre/Museum/Archives shall be aware of, and operate in compliance with all
applicable federal, provincial and municipal laws.
6. The Historical Centre/Museum/Archives, its staff, volunteers and governing bodies, shall
follow the accepted standards and principles of the various relevant provincial, national and
international museum and archives professional associations.

2. INTERIM NEW WESTMINSTER MUSEUM AND ARCHIVES MISSION STATEMENT1
February 2004
“The Irving House Historic Centre and New Westminster Museum & Archives will collect,
preserve and make available through exhibitions, programs and services the history, growth

1

New Westminster. Cornerstone Planning Group AldrichPears Associates. New Westminster Museum and Archives
Planning and Feasibility Study. 2004, p.3
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and development of the City of New Westminster for the benefit and enjoyment of the
community, visitors and interested individuals.”
Points noted as part of the mandate:2
•
•

“The purpose of Irving House is to depict the lifestyle of the Irving/Briggs Family and
collect, preserve, research, house, exhibit and interpret in situ objects reflecting the
period of 1865-1890.”
“The museum and archives will focus on objects and archival material that illustrate the
historical founding, settlement, and development of the New Westminster area from
the earliest times to the present.”

3. NWMA OPERATION GUIDING PRINCIPLES
August 21, 2013
•
•

•

•
•

The New Westminster Museum and Archives will operate with integrity and respect for
the Public Trust endowed upon us by the citizens of New Westminster.
The NWMA will be an enlightening, engaging, entertaining and participatory museum.
We will be inclusive in our program and collections development by linking, and
collaborating, with the diverse citizens of New Westminster.
We will collect, preserve, present and provide easy access to the material and
documentary culture collections and stories of the City of New Westminster. These will
be used throughout the city to inspire and provoke conversations with residents around
our common and uncommon stories.
The City as a whole will be our collection and our programming will be as diverse as the
City itself; exploring its past, present and future.
We will strive to be a reliable and relevant source of information about New
Westminster as well as its relationship to BC, Canada and the World. We will provide
context for the City through safe and stimulating experiences that facilitate common
understanding amongst our citizens.

2

New Westminster. Cornerstone Planning Group AldrichPears Associates. New Westminster Museum and Archives
Planning and Feasibility Study. 2004, p.3
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