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COMMUNITY HERITAGE COMMISSION
October 4, 2017 6:00p.m.
Committee Room #2

MINUTES
VOTING MEMBERS PRESENT:
Councillor Jaimie McEvoy
- Chair (Arrived at 6:19 p.m.)
John Davies
- Community Member
Catherine Hutson
- New Westminster Heritage Preservation Society
Wayne Janzen
- Community Member
Lauren Neufeld
- Community Member
Roger Nottingham
- Community Member
Lynn Radbourne
- Community Member
David Sarraf
- Community Member
STAFF:
Nicholas Hardy
Britney Quail
Rob McCullough
Janet Zazubek
Heather Corbett

- Planning Assistant
- Heritage Planning Analyst
- Manager, Museums and Heritage Services
- Planning Analyst
- Committee Clerk

The meeting was called to order at 6:05 p.m. John Davies assumed the Chair.
New committee member Lauren Neufeld was introduced.
1.0

ADDITIONS TO AGENDA

There were no additions to the agenda.
2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of September 6, 2017
MOVED and SECONDED
THAT the minutes of the September 6, 2017 Community Heritage Commission
meeting be adopted.
CARRIED
All members of the Commission present voted in favour of the motion.

Doc#1103760

Community Heritage Commission Minutes
October 4, 2017

Page 1

3.0

PRESENTATIONS

3.1

No Items

4.0

UNFINISHED BUSINESS

4.1

BC Pen Cemetery Task Force Update
Rob McCullough, Manager of Museums and Heritage Services, had no update.

5.0

NEW BUSINESS

5.1

800 Columbia Street (Kelly O’Bryan’s Restaurant) – Sign Permit Application
Update
Janet Zazubek, summarized the report dated October 4, 2017, regarding a sign
permit application for 800 Columbia Street, indicating that a previous sign had
been approved, but the applicant had since changed their design. Ms. Zazubek
described the appearance of the new sign and confirmed that it meets all the
requirements of the sign bylaw.
In response to questions from the Commission, Ms. Zazubek provided the
following information:
 The pub is still undergoing liquor license approval;
 The sign is intended for the Columbia Street side of the building;
 The Front Street elevation and signage will not change; and,
 The proposed sign would be made of plastic.
Upon discussion, the Commission noted a variety of comments:
 The sign could better reflect the building’s heritage;
 A wood, or wood-like, frame may be suitable around the sign; and,
 The proposed sign is appropriate as is.

5.2

Queen’s Park Conservation Area - Heritage Properties Minimum
Maintenance Standards Bylaw Update
Britney Quail, Heritage Planning Analyst, summarized the report dated October 4,
2017, regarding a proposed update to the Heritage Properties Minimum
Maintenance Standards Bylaw, as per the next steps in the Queen’s Park Heritage
Conservation Area plan.
Ms. Quail outlined the current standards for maintenance of property, which
include the Unsightly Premises Bylaw, the Fire Protection Bylaw, and the
Heritage Properties Minimum Standards of Maintenance Bylaw – the latter being
the City’s instrument to protect identified heritage properties from demolition by
neglect.
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In response to questions from the Commission, Ms. Quail provided the following
information:
 Currently, the Heritage Properties Minimum Maintenance Standards Bylaw
can only be enforced via legislative action;
 With the updates, the Bylaw would be enforced via Bylaw officers; and,
Ms. Quail discussed the proposed changes to the Heritage Properties Minimum
Maintenance Standards Bylaw (included in the report), included in the following
sections:
 Section 4: Painting requirements;
 Section 3: Weather and infestation;
 Adding a vegetation section; and,
 Remedial action – allowing a grace period for an owner to demonstrate
repair or restoration work.
Procedural Note: Councillor McEvoy joined the meeting at 6:19 p.m. and assumed the
Chair.
In response to further questions from the Commission, Ms. Quail provided the
following information:
 The proposed remedial action clause would be the instrument for property
owners to demonstrate tangible reasons why repairs are being delayed, and
for the City to evaluate the need for enforcement. This might include
reasons such as health or financial hardship;
 Ensuring that insurance requirements (such as regular visits) are adhered to
would aid in ensuring safety of properties in instances where remediation is
stalled;
 The City would be unable to recommend contractors who are certified or
skilled in remediation measures, however City staff are able to provide
property owners with a list of suppliers.
MOVED and SECONDED #1
THAT the Community Heritage Commission recommend that Council support the
proposed changes to the Heritage Properties Minimum Maintenance Standards
Bylaw as described in the October 4, 2017 report.
CARRIED.
All members of the Commission present voted in favour of the motion.
6.0

REPORTS AND INFORMATION

6.2

Demolition Permit Applications Issued as of June 23, 2017
ADDRESS
1706 Nanaimo Street
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NEIGHBOURHOOD
Connaught Heights

Page 3

7.0

CORRESPONDENCE

7.1

New Westminster Historical Society Newsletter, July 2017

7.2

New Westminster Historical Society Newsletter, August 2017

7.2

New Westminster Historical Society Newsletter, September 2017
These items were distributed for information.

8.0

NEXT MEETING

8.1

Next Meeting Date:
At the call of the Chair

9.0

ADJOURNMENT

ON MOTION, the meeting was adjourned at 6:40 p.m.
Certified correct,

Councillor Jaimie McEvoy
Chair
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Committee Clerk
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Statement of Significance
313 Queen’s Avenue, New Westminster BC
Thomas & Lenore Ryall House ~ 1940

Description of Historic Place
The Thomas & Lenore Ryall House is a one-and-one-half storey, wood-framed dwelling located on
Queen’s Avenue about mid-block between Third and Fourth Streets in the Queen’s Park neighbourhood
of New Westminster. The asymmetrically designed house is set back in its lot leaving a generous front
yard, and features a projecting wing with a steep, front gable which intersects with stepped gables in the
rear.
Heritage Values of Historic Place
Built in 1940, the Thomas & Lenore Ryall House is significant for its connection to the late 1930s - 1940
development in historic Queen’s Park, a neighbourhood considered the most prestigious residential area
of New Westminster. Queen’s Park character is mostly defined by its ‘upper class’ homes of the 1890s
and early 1910s, but this house is important as part of a later wave of residential development which
introduced new architectural styles to the neighbourhood and filled in the remaining unbuilt lots,
sometimes through subdivision of larger properties. The engagement of high profile architects for the
design of many of these late 1930s - 1940 custom homes, such as R. A. Berwick, McCarter & Nairne and
C.B.K. Van Norman, illustrates the neighbourhood’s maintained affluent character and status half a
century into its establishment.
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This house is important as the second generation residence on the Ryall property, a family well-known in
early New Westminster for its patriarch Herbert Ryall who was a local pioneer, drug store owner, founding
athlete of the Royal City lacrosse club, Parks Commissioner and community leader. Herbert Ryall
(1867-1939) built the first family residence here in 1903, on a property that included the adjacent lot to the
west, and after his death the property was subdivided by son Thomas Ryall who had the first house
demolished and this dwelling built on the remaining eastern half.
The property’s association with Herb Ryall and early organized sports in New Westminster is amplified by
its close location to Queen’s Park where Lacrosse games were played and by subsequent New
Westminster Salmonbellies players who lived in the house and the neighbouring 315 Queen’s Avenue.
Ryall’s 50-year contribution to local sports clubs, events, facilities and fundraising was so influential that a
city park was named after him upon his death (Ryall Park - 1940).
The house is additionally valued as a residential design by architect Robert Alexander Dean Berwick
(1909-1974), the middle one of three consecutive commissions of his on the 300 block of Queen’s
Avenue between 1939 and 1940. Berwick was partner in the prolific Vancouver-based firm Sharp,
Thompson, Berwick & Pratt that was responsible for some of the regions most influential Mid-Century
Modern buildings including the BC Electric Building (1957) and is remembered as the birthplace for
subsequent famous architects such as Barry Downs, Paul Merrick, Arthur Erickson and Ron Thom.
Aesthetically, this building is important as a good example of the late 1930s residential architectural trend
for Romantic English Revival styles - which became the favoured house style in neighbourhoods all over
the Lower Mainland until the early 1940s. Popular designs included variations on Tudor, English Cottage
and Storybook homes, and like in the case of 313 Queen’s Avenue, typically featured one and a half
storey asymmetrical forms, with over-sized steeply pitched roofs - often with intersecting gables, dividedlight bands of windows and over-sized, textured chimneys.
The home at 313 Queen’s Avenue is valued for its continuous use as a single-family dwelling and a longterm home for several local families over the decades, who like Herb Ryall, mostly worked in health care.
Thomas & Lenore Ryall lived here with their three children for the first 13 years. Other long-term owners
were the Dr. Watson family (22 years 1955-1975) and Dr. Robert Hirzer and Dr. Maria Kidney (28 years
1987-current).
Character Defining Elements
Location on Queen’s Avenue, facing Tipperary Park, in the Queen’s Park neighbourhood of New
Westminster
Siting towards the back (north) of the lot with a generous front yard
Continuous residential use since 1940
Residential form, scale and massing as expressed by its one and one-half storey height with projecting
front-gabled wing
Complex intersecting roof form with steep pitches and pronounced overhangs, including a front gable with
gable dormer on the west field, and two stepped side gables intersecting at the back.
Stucco cladding on first storey and wide lapped wood siding on upper storey, at gables and dormers.
Bargeboards with extended tails cut on an angle and four exposed/extended structural beams at the
projecting wing on the facade
Vertical, divided-light wood casement windows (2/4 and 2/3) in combinations of single, double and triple
assemblies in their original openings with a feature box bay window (10/4 at the picture window and 1/4 at
the sides) at the first storey at the projecting wing on the facade
Slim wood window and door trim with back band moulding, subtle and slim wood window sills
Two prominent rustic stone chimneys (‘end wall’ on the east elevation, ‘internal’ in the side gable)
Rustic stone curved pathway, entrance landing and pillars
Revival Cottage Style wooden front door - slab v-joint with decorative iron strap hardware
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photographs

front view (south)

back view (north)
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side view (east)

side view (west)
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Fire Insurance Maps

A partial view of plate 120 from Goad atlas for Vancouver (New Westminster vol III) - 1913 shows a
snapshot of the subject house’s immediate area. There appear to be several undeveloped lots still
available on the eve of WWI, but the halt in construction until the early 1920s will freeze this situation in
time. The subject property, in 1913 still a double lot, is outlined in red. The square dwelling visible on the
property is the first Ryall residence, built by Herb Ryall in 1903. On the eastern corner is the Rand
mansion designed by architect G. W. Grant in 1891, demolished in 1925 for the existing James Galbraith
house. credit: New Westminster Public Library Special Collections

A revised version of the same map (1919) shows more detail of the homes on the block. The first
Ryall house is a 2 storey structure (largely expanded since 1913) and a garage added at the
back from 1916. Note: the original address 377 Queens has been crossed out to reflect 313.
credit: New Westminster Public Library Special Collections
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The subsequent fire insurance map was created in 1957. This partial view of plate 31 shows the
neighbourhood completely filled out. The ‘new’ Ryall residence built 17 years earlier is outlined in
red. The neighbouring 315 Queen’s Avenue, which once was part of the Ryall property is now a
residence on a separate title, built the same year as 313 Queens, and designed by the same
architect for dentist Jack Pentland. Pentland was 12 years older than Thomas Ryall but it is very
probable that their families were close friends. Their fathers (Ned Pentland and Herb Ryall) played
professionally on the Salmonbellies team together and their families vacationed in Crescent Beach
in the 1920s at the same time. Jack was a Lacrosse player as well. The third dwelling by Berwick
on the block, for Dr. Chambers at 307 Queens, was the first of the three to be built. credit: New
Westminster Public Library Special Collections

Residents at 313 Queens Avenue
1940 - 1953 Lenore Elaine & Thomas Herbert Ryall (Engineer with New Westminster City)
1954 - Mabel & David C. Swackhamer (Salesman at J Marshall Motors)
1955 - 1976 Mary Jean & Dr. Harry N. Watson - Surgeon (practice at 1935 Kingsway in Burnaby)
1977 - Anne Marie & Dr. Dennis Beaudoin - Physician
1978 - 1984 Bonnie & Mac G. Tyler - Barrister (also a former Salmonbellies player and a member of the
New Westminster amateur sports fund committee in the 2000s)
1985 -1987 - Donna & Dr. David Gifford - Dentist
1988 - current Dr. Bob Hirzer - Family Physician and Dr. Maria Kidney - Radiologist
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Aerial view of the seven homes on the 300 block of Queen’s Avenue. The three designed by R.A.
Berwick in the centre are all set back further than the three early 1890s homes on the western end. 313
Queens marked with an arrow. credit: google earth
Interwar residential development on Queen’s Avenue
In the interwar years Queens Park saw a significant wave of residential development, partially involving
subdivision of some of the larger lots and the introduction of new houses, but in many cases involving
the demolition of the original 1890s Queens Park homes and their replacement with custom designed
dwellings by renowned local architects. Most of this interwar development, family homes for local
doctors, lawyers, engineers and businessmen, occurred between 1938 and 1940.
Below are 18 examples on Queens Ave by address, detailing construction year and architect (if there
was one):
101 - R. A. Berwick 1939
107 - 1938
109 - McCarter & Nairne 1938
110 - J. B. Whitburn 1922
111- 1938 (second generation)
114 -1932
115 -1940
123 - C. B. K. Van Norman - 1940
202 - 1930
206 - 1931
211 - Berwick & Pratt 1941
227 - 1941 (remodelled)
231 - McCarter & Nairne 1937
303 - 1925 James Galbraith house (replacing the A. E. Rand mansion from 1891)
307 - R. A. Berwick 1939
313- R. A. Berwick 1940
315 - R. A. Berwick 1940 (for Dentist Jack H & Betty Pentland* - lived here until 1969)
411- 1927
413 - 1938 S. W. Hopper
* Pentland’s dental clinic was at 713 Columbia, the same block as Ryall’s drugstore. Jack Peatland was
the son of Edward “Ned”James Pentland who was on the Salmonbellies Lacrosse team with Herb Ryall.
Jack played Lacrosse as well. The Pentlands and Ryalls appear to have owned summer cottages and
vacationed in Crescent Beach in the 1920s. Looks like the two families made a deal for subdivision in
1940 and used the same architect.
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Research Resources
New Westminster Public Library:
Daily Columbian newspaper - various archival issues
Historic directories
Fire insurance maps
New Westminster Archives:
Historic photos
Building file on 313 Queens Avenue
City of New Westminster:
Building permit records
Historic Context Statement for Queen’s Park Neighbourhood (Cook, Burton & Barman - 2009)
New Westminster Heritage Resource Inventory, Vol 3.
Parks & Recreation History of Park Sites and Facilities - Ryall Park
http://www.newwestpcr.ca/database/rte/files/Ryall%20Park%20History.pdf
Queen’s Park Neighbourhood Heritage Study (Planning Division - March 2014)
Queens Park Neighbourhood Heritage Study http://www.newwestcity.ca/business/
planning_development/heritage/articles/3106.php
Behind the name Ryall Park. Parks and Recreation Department. Jim Wolf, 2007 page 93
http://www.newwestpcr.ca/database/rte/files/Parks%20&%20Recreation%20History%20(final)
%20February%2014,%202011.pdf
BC Archives:
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages
(1859-1872) and baptisms (1836-1888)
Government of Canada Censuses for BC - 1901, 1911 and 1921
Vancouver Daily World Newspaper - various archive issues from 1889 to 1924
Obituary for Thomas Herbert Ryall. December 7, 2001. Province newspaper.
Publications:
Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses
of the City as it was. Dundurn.
Gottfried, Herbert & Jennings, Jan. 1985. American Vernacular Building and Interiors
1870-1960. Norton & Co. New York.
Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & McIntyre.
McManus Theresa. Dec 3, 2013. New Westminster's storied history comes alive in new Salmonbellies’
book. New Westminster Record newspaper http://www.newwestrecord.ca/news/new-westminster-sstoried-history-comes-alive-in-new-salmonbellies-book-1.725322
Miller, Archie & Dale. Dec 12, 2012. A rich history of window displays in New West. New Westminster
Record newspaper. http://www.newwestrecord.ca/news/a-rich-history-of-window-displays-in-newwest-1.556436
Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster.
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Appendix: more about Herbert Ryall (1867-1939)
New Westminster pioneer, athlete and community leader
Herbert Ryall first came to New Westminster in 1889, recruited from his native
Ontario by the New Westminster Salmonbellies for his reputation as a star player
on the east coast. A druggist graduated from the Ontario College of Pharmacy,
Ryall settled in New Westminster as a partner in the pharmacy of Dr. Curtis at 617
Columbia Street (next door to the Colonial Hotel) for his first five years in the city.
In 1894, Ryall went out on his own under the name ‘Ryall & Co.’ and opened his
own store & lab just up the block at 703 Columbia.

Outside of Curtis Drug Store in
1891. Herb Ryall worked here
from 1889 until 1894, and is
second from the left in the
photograph.
credit: New Westminster
Archives IHP0065

According to an article in the Vancouver Daily World newspaper from December 19th, 1900, Ryall lost all
his stock in the great fire of 1898, but soon reopened in the Masonic Temple, at the corner of Lorne
across the street from Trapp’s hardware. The article goes on to say “A shrewd and canny businessman Mr. Ryall made it stick again”. In his first 15 years in New Westminster, Ryall boarded in various buildings
near Columbia Street, and then resided for a time at 45 Begbie Street. in 1903, Herbert Ryall married
Nettie Helena M. Anderson, both Ontario born in 1912 and of Irish decent. They built the first Ryall family
home at 313 Queens Avenue in which their only son Thomas Herbert Ryall was born in 1912, and where
they resided until Hebert’s death in 1939. This first Ryall family home (1904-1939) was originally known
as 377 Queens Avenue, and it sat on a double lot comprising also of today’s 315 Queens Avenue.
Ryall’s choice of building a home on Queens Avenue in the Queens Park neighbourhood symbolizes a
return to his first encounter with new Westminster in 1889 and the Lacrosse games in Queen’s Park.
According to Bruce MacDonald’s book Salmonbellies Vs. The World – The Story of the Most Famous
Team in Lacrosse and Their Greatest Rivals …”the team lured Herb Ryall west – and made special
arrangements to get him to a game, by having a train stop by special arrangement at the foot of Asylum
Hill at the Woodlands site, rather than in the downtown… It stops at the foot of Woodlands and there is a
carriage and horse waiting. Herb Ryall jumps out of the train, into the carriage and he is whisked rapidly
to Queen's Park. Why? Because a game against Vancouver is in progress. They threw a jersey on him
and he was on the field playing……This guy was a star player and they needed him for a certain position
and they recruited him from back east.”
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The New Westminster Lacrosse team in 1890. Herb Ryall is second from the left in the top row.
credit: New Westminster Archives IHP1505

Herb Ryall was a key lacrosse player for the New Westminster Salmonbellies and helped them win both
the BC and national championships over a dozen times each. Tickets for Lacrosse matches and other
local sporting events were often for sale at his drug store and at times the winning ‘cup’ was displayed in
his store window. He was a loyal member and leader of the Royal City Lacrosse Club where he took on
roles from Treasurer to Secretary.
Ryall played Lacrosse professionally but was also a talented baseball and soccer player. He was actively
involved in the city’s Soccer and Baseball Clubs and was an organized sports advocate his entire life. He
donated funds to New Westminster sports events and facilities. Shortly before he died in 1939 he
attended a Salmonbellies reunion at the home of one of his former team mates. His 50 year legacy in
New Westminster was so linked to sports and playing fields that the City of New Westminster decided to
name a park after him in 1940 - Ryall Park in Queensborough.
Ryall was very engaged in the community - he was a long-term, active member of the Board of Trade,
served on various committees for the Provincial Fair held in Queens Park, and was elected to the Parks
Board in 1929 which he served continuously until his death in 1939, at which point he was Chairman. As
a businessman, his store was often mentioned in the paper in the form of advertisements, achievements
and community involvement. Ryall drug store was a corner landmark, across from Trapp & Co. hardware
from 1894 until Herb retired in 1921, and was known for its Christmas window displays and for selling
tickets for community events.

One of dozens of regular notes in the New Westminster column in the Vancouver Daily World
newspaper - this one from May 1, 1905.
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Thomas Herbert Ryall (1912-2001) married Lenore Elaine Ryall (1912-1992) and had three children:
Jean, Jim and Margaret. Thomas was an engineer who worked in the construction industry. He first
worked for the City of New Westminster and then moved into business - developing lumber products and
dealing in lumber. In 1947 he took over the Crescent Beach Waterworks Company, which essentially
provided water to the Crescent Beach community via three wells. Thomas had grown up vacationing in
Crescent Beach alongside many other ‘upper class’ New Westminster families who all owned summer
cottages there.
In 1958 he sold the company to the City of Surrey. In 1951 Thomas Ryall registered a patent for a method
of producing bevelled siding that he invented, see below. Thomas and Lenore moved the family to 1769
Ocean Park Road in the Crescent Beach vicinity in 1954, which would become the Ryall family’s
permanent community of residence.
In the mid-50s to the early 1960s Ryall was listed in directories and voter’s lists as a ‘lumber dealer’. His
2001 Obituary published in the Province newspaper says “Tom was a colourful, long-time resident of
White Rock and active in the communities of New Westminster and White Rock”.
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

November 2, 2017

From:

Julia Dugaro
Planning Analyst

File:

HER00636

Subject:

312 Fifth Street – Heritage Revitalization Agreement Application

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
1897 at 312 Fifth Street in the Queen’s Park 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
A Heritage Revitalization Agreement (HRA) application has been submitted to the City
of New Westminster for 312 Fifth Street. Through the years the 1897 William Townsend
residence has undergone many unsympathetic renovations and is now in poor condition.
Through the proposal, the heritage house will be fully restored and will become legally
protected through both a Heritage Revitalization Agreement and a Heritage Designation
Bylaw.
The proposal includes increased floor space to the heritage house from the currently
allowed 4,112 sq. ft. to 4,707 sq. ft. and the addition of a secondary suite. Also, a oneand-a-half storey laneway house (958 sq. ft.) with two bedrooms is proposed for the rear
of the property. Off-street parking for two vehicles would be provided.
The relaxations being requested through this application include an increase in the Floor
Space Ratio for the subject property and a higher amount of floor space for the laneway
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house. Note that the house next door, at 318 Fifth Street, is also seeking a Heritage
Revitalization Agreement to allow a laneway house.
POLICY AND REGULATIONS
Official Community Plan:
The subject site is designated for Residential – Detached and Semi-Detached Housing
(RD). The proposed Heritage Revitalization Agreement to protect and restore the heritage
house, and add a laneway house is compatible with the OCP Land Use Designations
noted below.
Purpose: To allow low density ground oriented residential uses including gentle
infill which increases housing choice and retains existing neighbourhood
character.
Principal Forms and Uses: Single detached dwellings and duplexes. Single
detached dwellings may also include a secondary suite and/or a detached
accessory dwelling unit (e.g. laneway house, carriage house).
Complementary Uses: Home based businesses, small scale local commercial uses
(e.g. corner stores), small scale institutional uses (e.g. child care, care facilities,
places of worship), utilities, transportation corridors, parks, open space, and
community facilities.
Maximum Density: Low density residential.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a
property may be eligible for incentives such as a smaller minimum lot size, an
increase in density, or reduced parking requirements, which would make it viable
to conserve assets with heritage merit. A Heritage Revitalization Agreement may
also be used to permit the housing forms listed in Residential – Ground oriented
Infill Housing designation or to formalize an existing, larger scale land use such
as a low rise or a place of worship.
Queen’s Park Heritage Conservation Area
The subject property is located within the Queen’s Park Heritage Conservation Area. Due
to the age of the principal building, the property is listed in the Advanced category of
protection under the Conservation Area policy. As such, Heritage Alteration Permits are
required for changes to the front, sides or roofline of the principal building, and for
construction of a new accessory dwelling unit on the site.
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A Heritage Revitalization Agreement, and subsequent Heritage Designation, would
increase the level of heritage protection on the principal building. This is in line with the
goals of the Heritage Conservation Area which seeks to retain the historic building stock
and streetscape character of the Queen’s Park neighbourhood.
Zoning Bylaw
The existing zoning for the site is RS-1 (Single Detached Dwelling District). The
existing house is 3576 sq. ft. and has a Floor Space Ratio of 0.435. Under the current
RS-1 zone, the allowable building size is 4113.5 sq. ft. with a Floor Space Ratio of 0.50
or 0.60 with a laneway house.
The proposed development does not conform to the existing zoning district given the
proposed sized of the heritage house additions and the size of the laneway house.
Heritage Revitalization Agreements
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City
and a property owner for the purposes of heritage conservation. In exchange for longterm legal protection and exterior restoration, certain zoning relaxations, including an
increase in density, 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 by a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term legal protection on the land title of a property and which is the primary
form of regulation that can prohibit demolition. Any changes to a protected heritage
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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.
BACKGROUND
Site Characteristics and Context
The subject site is located on the western edge of the Queen’s Park neighbourhood and
consists of one lot with a total area of 8,227 square feet (see Attachment 1 - Site Context
Map). The subject site is fairly flat but the house currently sits a few feet lower than street
level. The site fronts onto a boulevard and has a lane at the rear. Across the lane are the
backs of retail and commercial units that face Sixth Street.
The existing house is 3576 sq. ft. and has a Floor Space Ratio of 0.435. The properties
adjacent to and across the street from the subject property are all single detached
dwellings that range in age from 1891 to 1940 with Floor Space Ratios that range from
0.44 to 0.50.
The following table provides the existing property statistics.

Zoning/Existing
Official Community Plan
Designation
Heritage Conservation Area
Existing Site Area
Site Frontage
Lot Depth
Off-Street Parking

Existing
RS-1 (Single Detached Dwelling District)
RD - Residential – Detached and Semi-Detached
Housing
Queen’s Park Heritage Conservation Area
(Advanced)
8,217 sq ft (763 sq m)
59.32 ft (18.08 m)
138.48 ft (42.21 m)
3 (proposing 2, which is allowable)

Project Description
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A Heritage Revitalization Agreement (HRA) application has been submitted to the City
of New Westminster for 312 Fifth Street. Through the years the 1897 William Townsend
residence has undergone many unsympathetic renovations and is now in poor condition.
Through the proposal, the heritage house will be fully restored and will become legally
protected through both a Heritage Revitalization Agreement and a Heritage Designation
Bylaw.
The proposal includes increased floor space to the heritage house from the currently
allowed 4,112 sq. ft. to 4,707 sq. ft. and the addition of a secondary suite. Also, a oneand-a-half storey laneway house (958 sq. ft.) with two bedrooms is proposed for the rear
of the property. The laneway house would have an at-grade front porch that faces the
lane. Off-street parking for two vehicles would be provided, one either side of the
laneway house, accessed from the lane, and not visible from Blackford Street
The relaxations being requested through this application include an increase in the Floor
Space Ratio for the subject property and a higher amount of floor space for the laneway
house (see Attachment 2 - Design Rationale, and Attachment 3- Architectural and
Landscape Plans).
The landscape plans propose to incorporate curved planting beds, flagstone patios, a rock
garden that follows the existing grade, and a rain garden swale that wraps around a
portion of the rear property. An Arbourist Report and Tree Survey has been provided.
There are seven trees within the property boundaries that are proposed for replacement.
Proposed HRA Relaxations
The HRA application considers relaxations to the total floor space of the heritage house
and the total floor space of the laneway house. The following table outlines these
proposed increases based on the preliminary design statistics:
Allowed

Floor
Space
Ratio
Floor
Area

0.50 or
0.60 with
Laneway
House
4,113.5 sq
ft (382.15
sq m)

Existing
(Heritage
House)
0.435

Proposed
(Heritage
House)
0.57

3,576 sq ft
(332 sq m)

4,707 sq ft
(437.3 sq
m)

Allowed
Proposed
Total
(Laneway (Laneway Proposed
House)
House)
0.10
0.12
0.69
(Total
allowed
0.60)
5,665sq ft
8,22.4 sq ft 958 sq ft
(89 sq m)
(526.3 sq
(76.4 sq
m)
m)

DISCUSSION
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Heritage Value
Heritage Value
The Statement of Significance indicates that the house has both historic and social value.
The William Townsend Residence was constructed in circa 1897 (earlier than noted in
City records), making it a pre-1900 house and increasing its historic value. The house is
one of the earliest still existing examples of a Shingle Cottage style that became more
popular in the 1910s. In terms of social value, the house reflects a shift to simpler styles
when, in the 1890s, the city experienced slow economic growth and a decrease in
population (see Attachment 4 - Heritage Conservation Plan).
Assessing the Heritage Benefits
When Council considers entering into an HRA with a property owner, one of the
objectives is to balance the benefits to the property owner with the benefits to the public.
An important benefit to the public is the long-term legal protection that an HRA provides,
but it is not the only benefit that an HRA provides.
The following benefits would form part of the HRA:
 A Heritage Conservation Plan;
 Significant restoration of the heritage house, including removal of unsympathetic
additions, window restoration, removal of stucco cladding, restoration of dormers,
restored front porch and a historic paint colour palette;
 Repair of historic elements of the building;
 A maintenance plan, which is part of the Heritage Conservation Plan; and
 Increased longevity and viability of the historic building and its historic use.
Additionally, an HRA allows the City the opportunity to work with the owner to ensure
that the design of the proposed laneway house would be sympathetic and respectful of the
heritage house.
The HRA proposal conforms to the “Standards & Guidelines” in the following manner.
The proposal:






Conserves the heritage value of the historic place;
Repairs rather than replaces character-defining elements;
Adopts an approach of minimal and appropriate intervention;
Replaces missing features from the restoration period;
Does not create a false sense of historical development (the proposed laneway
house is clearly a new design);
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 Has provided an evaluation of the character defining elements and proposes
appropriate and only necessary interventions; and
 Includes a laneway house design that is physically and visually compatible with
the heritage house.
Queen’s Park Heritage Conservation Area Design Guidelines for Protected Buildings
The Heritage Conservation Area encourages the retention of the historic building stock
and streetscape character of the Queen’s Park neighbourhood. Retaining the principal
house, and restoring the original materials, as proposed, exceeds the goals of the Heritage
Conservation Area.
The changes proposed to the principal house are consistent with the Queen’s Park
Heritage Conservation Area Design Guidelines for Protected Buildings. Primarily, the
heritage house would be restored to its original massing: the various additions and
changes to the rear of the house would be restored to an open porch, the roofline would
be restored to a pointed gable (though the dormers, likely added years after original
construction, would remain) and the staircase on the north elevation would be removed.
The siting of the house is proposed to change; however, the setback proposed is
consistent with the neighbouring houses on the street, and as such maintains the character
of the streetscape. The house would be lifted by three feet. The proposed height change is
“acceptable” under the design guidelines.
The house’s original siding, porch columns, windows and front door are proposed to be
restored and retained, which is “recommended” under the design guidelines. All other
materials used on the principal house fall into the “acceptable” category of the design
guidelines.
Laneway Building Design
Design Guidelines for Laneway and Carriage Houses
The proposed laneway house follows many of the design guidelines. However, the
proposed laneway house is being considered through an HRA rather than the Design
Guidelines and therefore is not being measured against these guidelines.
Queen’s Park Heritage Conservation Area Design Guidelines for New Construction:
The proposed laneway house satisfies the requirements of the Queen’s Park Heritage
Conservation Area Design Guidelines for New Construction in siting, scale, massing and
architectural character.
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Per the “recommended” category of the design guidelines, the proposed design includes
rectangular massing, and open lower level porch, and vertically oriented windows. Also,
as “recommended”, the design reflects the principal building by using similar squared
porch posts, which also continue around the side of the building to the carport. The
roofline of the proposed laneway house has the “recommended” gable on the front façade
(lane facing). The proposed roofing material is also “acceptable”. Overall, the laneway
house would not detract from the historic home in its size, siting, or height.
Landscape Design
Queen’s Park Heritage Conservation Area Design Guidelines for Private Landscapes
The Queen’s Park Heritage Conservation Area Design Guidelines include a nonmandatory section for landscape design on private property. The proposal satisfies the
requirements of the design guidelines for the level of tree retention and planting, and the
layering of garden beds, shrub planting, and trees. Additionally, the proposed pedestrian
access paths from Fifth Street and the custom wooden fencing and trellises fall into the
“recommended” category of the design guidelines.
The proposed under-lighting of trees and stair lights are “not recommended” under the
design guidelines. The proposed light bollards would be “acceptable”.
OPTIONS FOR CONSIDERATION
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 312
Fifth 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
312 Fifth Street as outlined in this report; or
3. That the Community Heritage Commission provide an alternative
recommendation.
ATTACHMENTS
1.
2.
3.
4.

Site Context Map
Design Rationale
Architectural and Landscape Plans
Heritage Conservation Plan
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Attachment #1
Site Context Map

312 Fifth Street

1: 1,500
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CNW GIS Services
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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.

Attachment #2
Design Rationale

DESIGN RATIONALE: 312 FIFTH STREET, NEW WESTMINSTER
The main objective of the Historical revitalization proposed for 312 Fifth Street is to improve the livability and
sustainability of this classic example of the a “Shingle Cottage” in the Queens Park neighborhood. Originally
built and occupied by William Townsend, 312 Fifth Street is one of the oldest remaining examples of “single
cottage” architectural style that was very popular at the turn of the century.
Through the years the William Townsend residence has undergone many unsympathetic renovations and is
now in poor condition. It is the goal of the clients to save 312 Fifth and breathe new life into this classic Queens
Park home.
Through a thoughtful restoration, the William Townsend Residence renovation/restoration has been designed
to preserve any historical elements outlined in the HCP, restore original form and address massing and
placement to make 312 Fifth Street relevant to the streetscape of Fifth Street today.
The infill home proposed for the rear of the lot was designed to conform to the zoning guidelines and to be a
livable, subservient dwelling to the historical asset.

SCOPE OF DESIGN GUIDELINES: 1) NEW RESIDENTIAL ARCHITECTURE
FORM:
PRIMARY DWELLING:
The goal of the restoration is to:
1. Homogenize the awkward rear addition
2. Restore windows to wood windows
3. Remove the stucco cladding and double beveled wooden clapboard with shingles in the
gable peak and entry porch skirt
4. Remove oversize vinyl sliding window on the upper front façade
5. Remove chamfered the roofline and the large, inappropriate brackets under the roofline
6. Restore dormers to original massing
7. Restore front porch
8. Restore tri-colour paint palette
INFILL DWELLING:
Careful consideration was made when considering the shape and massing of this building. The
proposed building has pared down ornamentation, a subtle colour scheme and the main massing has
been set-back, allowing it to be subordinate to the historical asset.
SITTING:
PRIMARY DWELLING:
Currently the house is set back from its neighbours. As part of the livability and sustainability
goals of this project the house will be move forward to be more consistent with the neighbouring
setbacks and in doing so will make room for an infill dwelling.
INFILL DWELLING:
Rear of property

ROOF DESIGN:
The house at 312 Fifth Street is an early example of the Shingle Cottage architectural style popular in
the 1910s. This style features an attractive A-frame gabled roof with side dormers as well as low pitch
roofs with wide unenclosed eaves.

PORCHES AND VERANDAHS:
The Townsend residence features a full width front porch set under the main roof with four square cut
posts supporting the roof.

WINDOWS AND DOORS:

PRIMARY DWELLING:
The two windows on the main floor of the front façade are wood sash one-over-one or two-overtwo windows original to the house. Window condition is to be assessed before commencement of
work. Window rehabilitation would involve repairing deteriorated wood windows and returning the
windows to operational condition. Security grilles in the basement windows to be removed and
replaced with wood sash windows in a matching historic style with true divided lites, then painted
to match historic palette. Owner to consult a heritage wood window professional regarding the
installation of dual paned glass in the existing wood framed windows. A discreet metal flashing
could be installed on the top of the window to shed rainwater, painted to match the window trim
colour.

M ATERIALS:
PRIMARY DWELLING:
Restoration/repair of the building exterior is cladded in double beveled wooden clapboard with shingles
in the gable peak.
Working with City Green, a creative insulation solution and thoughtful HVAC design will greatly
decrease the William Townsend residents’ energy consumption while preserving the exterior façade.
Improving performance from 374 GJ/year to 107GJ /year.

INFILL DWELLING:

Hardy siding and dark vinyl windows, this green new build with be a great place to live.
LANDSCAPE:
The home is a Heritage style home and design reflects this with the use of clay pavers on a sand
base for some of the main patio and the walkway.

The shapes for the planting beds are more flowing and meandering. The flagstone patio is to be
done with a flexible base and joints. The rock garden terracing is something that has a natural
feel when installed in the correct manner with plants spilling out of the pockets created. The rock
garden will sufficiently retain the grade so the simple flagstone patio can be completed.
Aquapavers (Concrete Interlock Pavers) were specified for the Tenant and the Lane Way house
living areas to allow for maximum permeability on this property. The Custom Arbour was
designed to compliment the style of house. The Rain Garden is noted as desirable in the
Guidelines.
This Rain Garden is in a Swale that wraps around part of the property in the lower
elevation. Water run off from the property is captured in this Rain Garden, used by the plants
positioned in this area and evaporates naturally. There are 7 replacement trees on this new plan
due to the Arborist Report and the one tree that should be removed due to the proximity to the
new Aquapave 4’ wide access path for Fire Fighters. While the path should miss this tree the
proximity to the path may jeopardize its root system.
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Zoning Analysis - Main Structure
Required/Allowed

Proposed

Lot Size

764 m2 (8224 sf)

764 m2 (8224 sf)

Lot Depth

138.5 ft

138.5 ft

Lot Width

59.4 ft

59.4 ft

Site
Coverage
FSR

35% 268 m2 (2880.22 sf)

1773.79 sf

50% 382 m2 (4112 sf)

54% = 4707 sf

Deck and porch

10% 76.4 m2 (822.4 sf)

822.4 sf

Front:

7.62 m (25 ft)

7.62 m (23' - 11")

Rear:

7.62 m (25' ft)

7.62 m (60' - 0")

Right
Side:
Left
Side:
AVG. GRADE :

1.52 m (5 ft)

1.52 m2 (4' - 10.13")

1.52 m (5 ft)

1.52 m2 (16' - 6.25")

Roof Mid-Point

25 ft. max.

23' - 3 3/4"

Roof Peak

35 ft. max.

32' - 6 1/2"

Variance

Variance Required

Set Backs

297.51 + 299.38 + 295.91 + 298.35 = 297.79'

Zoning Analysis - Laneway House
1.5 Storey Laneway
House

Required/Allowed

Proposed

Lot Size

764 m2 (8224 sf)

764 m2 (8224 sf)

Lot Depth

138.5 ft

138.5 ft

Lot Width

59.4 ft

59.4 ft

Site Coverage

12% 91.7 m2 (987.5 sf)

563 sf

FSR

10% 89.0 m2 (822.4 sf)

958 sf

Deck and porch

10%

142 sf

0.91 m2 (3 ft)

3' - 9 1/2"

Variance Required

Set Backs
Front:

111' - 7 1/8"

Rear:
Dist. from Princ. Dwelling

4.88 m2 (16 ft)

32' - 7"

Right Side:

0.914 m2 (3 ft)

20' - 11 7/8"

Left Side:

0.914 m2 (3 ft)

10' - 5 3/4"

AVG. GRADE :
Building Height

298.28+298.11+296.60+297.86 = 297.78'

22.97 ft. max.
TOTAL FSR- Dwelling + LWH

22.85 ft.
69% 524.4 m2 5665 sf

ADDITIONAL VARIANCES REQUIRED: PARKING SPACE FOR MAIN BUILDING

HRA - ZONING ANALYSIS
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VC-1
OXFORD IVORY

VC-14
DUNBAR GREY

VC-24
POINT GREY

CHARACTER-DEFINING
ELEMENTS
Key elements that define the
heritage character of the house
include its:

VC-28
MELISH RUST

·Location on the west side of
Fifth Street, a wide tree-lined
boulevard in the heart of the
Queen’s Park neighbourhood
·Relatively flat property with lane
access to the rear
·Symmetrical placement of door
and window elements on the
front façade as well as an overall
rectangular plan form, modest
residential scale and simple
massing
·Wood frame construction with
original wooden cladding under
stucco siding
·Floorplan with staircase leading
upstairs from the kitchen at the
back of house
·Recessed central front entry
porch set under roof with four
square pillar supports
·Several remaining original
double hung wood-sash windows
·Original panelled glazed wooden
front entry door

PROPOSED HISTORICAL REVITALIZATION WITH LANEWAY HOUSE WITH MATCH HISTORIC CRITERIA

ORIGINAL HISTORICAL REVITALIZATION DESIGN CRITERIA

HRA - CHARACTER DEFINING ELEMENTS

ORIGINAL POST STYLE

312 Fifth Street - New Westminster

REVITALIZED POST STYLE

Scale
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HISTORIC RESTORATION & REVITALIZATION PRESENTATION

RESTORED WRAP-AROUND TRIM WITH HISTORICALLY ACCURATE UPPER-FRONT WINDOW & DORMER DESIGN
ALL WINDOWS TO BE RESTORED & REPLACED WITH HISTORICALLY ACCURATE WOOD WINDOWS.

RESTORED TO ORIGINAL GABLE STYLE ROOF

RESTORED DROP BEAMS FOR FRONT PORCH O/H, & SOLID PORCH RAILING
WITH DRAIN GAP

RESTORED ORIGINAL ROOF INTERSECTION POINT

HRA - CHARACTER DEFINING ELEMENTS
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A

SIDE WALK

B

SIDE WALK

SUSTAINABILITY
ENERGY EFFICIENT DESIGN
NATURAL VENTILATION
OPTIMIZING AIR QUALITY
HEALTHY DURABLE MATERIALS
WATER CONSERVATION & MANAGEMENT
SECURE STORAGE FOR BICYCLES

59' - 5"
5' - 0"
5' - 7 3/4"

43' - 9 1/4"

5' - 0"

6
23' - 10 1/4"

30' - 5 1/4"

Suite ODS
Walkway

138' - 6"

21' - 7 3/8"

13' - 5 5/8"

21' - 9 3/8"

PRINCIPAL DWELLING

suite Entry

73' - 4 3/8"
27' - 8 3/4"

DN
Basement

51' - 8 7/8"

5

12' - 6 7/8"

16' - 4 3/8"

5' - 0"

37' - 7 1/8"
37' - 7 1/8"

32' - 7 3/8"

21' - 2 7/8"

4

6' - 9"

8' - 6"

HRA - SITE PLAN

20' - 2 1/2"

8' - 0" 10' - 3 3/4"

2' - 5 1/4"

1

5' - 7 3/4"

SIZE & MASSING
CONSTRAINED TO RELAVENT SETBACKS
UNENCLOSED PORCHES OFF THE MAIN LVL
ROOF FORMS
UPPER LVL. REQ. TO BE INTEGRATED INTO
ROOF.
ONE SIMPLE ROOF WITH DORMERS IS
ENCOURAGED.
•
DORMERS WIDTH SHALL NOT
EXCEED 40% OF UPPER LVL.
PRIVACY
FENCES AND VEGITATION IS ENCOURAGED
ALL SCREEN/FENCES TO BE ATTRACTIVE &
DURABLE
ALL DORMERS ARE REQ. TO HAVE WINDOWS
OPEN SPACE
AN EXCLUSIZE SPACE OF 160SF FOR THE INFILL
TENANTS. 80SQ.FT. FOR BASEMENT SUITE
THE DESIGN SHOULD FOCUS ON THE
RETENTION OF TREES
VEGITATION SHOULD BE SUITABLE TO LOCAL
CLIMATE
GREEN WALLS ENCOURAGED
RAIN WATER MANAGEMENT
IMPERMEABLE SURFACES SHOULD BE
MINIMIZED
PERMEABLE SURFACES ARE HIGHLY
RECOMMENDED
LANDSCAPING DESIGN SHALL INCORPORATE:
•
RAINWATER RETENTION
•
RAINWATER
INFILTRATION
•
RAINWATER HARVESTING
EXTERIOR LIGHTING
LED, NON-GLARE, DOWN CAST PHOTOCELLS
WARM COLOR TEMPERATURES (2700K-3000K)
PEDESTRIAN LEVEL LIGHTING, MAX. 12FT HIGH
ARCHITECTURAL EXPRESSION
TEXTURED, DURABLE, HIGH QUALITY CLADDING
MATERIALS
TRIM SHALL BE PLACED & SCALED TO OUTLINE
OPENINGS
LWH ENTRY SHALL BE VISIBLE FROM LANE.
SERVICE ACCESS PATH
ALL PATHS SHALL BE ADEQUATELY LIT.
AN ADDRESS SIGN IS REQUIRED AT THE STREET
& LANE
RESIDENTIAL ADDRESS SHALL BE VISIBLE TO
VEHICLES
PARKING
PARKING IS TO BE ACCESSED FROM THE LANE
PERMEABLE PARKING PADS IS HIGHLY
RECOMMENDED
LWH PARKING NOT TO FLANK MORE THAN 1
WALL.

27' - 6 3/8"
25' - 1 1/8"

3' MIN. VEGETATION SCREEN

IF Outdoor Space

IF carport

INFILL DWELLING

Parking

27' - 6 5/8"

2

Garbage/Recycling

3

Cover bike storage

PRINCIPAL DWELLING SEPERATION
ACCOMMODATE THICKER ENERGY EFFICIENT
WALLS
EFFORTS TO RETAIN EXISTING TREES
DISTANCE BETWEEN LWH AND HOME, MIN. 16FT.

BICYCLE PARKING
ALL LWH/CH TO HAVE AT LEAST 1 PER EACH
UNIT.
PARKING SPACE TO BE SECURE & WEATHER
PROTECTED
SHALL BE USED BY PRINCIPAL AND LANE WAY
HOME.
GARBAGE & RECYCLING
ADEQUATE SPACE FOR CONTAINERS FOR ALL
UNITS
CONTAINERS SHALL BE SCREENED FROM VIEW
PARKING LOCATION SHALL CONSIDER
SCREENED CONTAINERS
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5' - 7 7/8"

30' - 7"

DN
CLOSET

3' - 1 1/8" 4' - 6"

BED. RM.

LIVING RM.

28' - 7 1/4"

BASEMENT OUTDOOR SPACE

7' - 0 7/8"
49' - 6 1/2"

13' - 3"

DW
MECH. RM.

KITCHEN

7' - 4 3/8"
REF.

5' - 3 1/2"
11' - 7 1/8"

18' - 2"

20' - 11 1/8"

3' - 10 1/2"

EXISTING BUILDING OUTLINE

HRA - BASEMENT LVL.

CLOSET

16' - 3 7/8"

BED. RM.

ART RM.

18' - 0 3/4"
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38' - 0 3/4"
30' - 4 1/8"
5' - 10 5/8"
FRONT PORCH

ENTRANCE

OFFICE

DEN

27' - 9 1/8"

27' - 11"

POWDER

CLOSET

FIREPLACE
FORMAL
DINING

54' - 7"

LIVING RM.
BUTLER

PANTRY

DOG
WASH

21' - 7 1/8"

EXISTING BUILDING
OUTLINE

21' - 7 3/8"

KITCHEN

MUD. RM

5' - 2 7/8"

5' - 0 5/8"
BACK DECK

6' - 0 3/8"

18' - 1 3/8"

13' - 11"

38' - 0 3/4"

HRA- MAIN LVL.
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30' - 4 5/8"
2' - 5 1/8"

25' - 6 5/8"

2' - 4 7/8"

7' - 7 3/4"

CLOSET

11' - 1 1/8"

BED RM. 2

2' - 1 1/4"

BATH. RM.

17' - 5"

49' - 3 3/4"

8' - 8 1/2"

49' - 3 3/4"

YOGA RM.

EXISTING BUILDING OUTLINE

8' - 0 7/8"

10' - 0 3/4"

CLOSET

BED RM. 1

DARK RM.
PHOTOGRAPHY, W/
WASHER & DRYER

W

MASTER BED RM.

8' - 11 1/2"

21' - 5 1/4"

W/I CLOSET

D

ENSUITE

LOWER ROOF

2' - 7 1/2"

25' - 0 7/8"

2' - 8 1/4"

EXISTING BUILDING OUTLINE

5' - 2 7/8"

5' - 10"

30' - 4 5/8"

UPPER LVL.
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EXISTING NORTH ELEVATION - BEFORE HERITAGE REVITALIZATION

EXISTING WEST ELEVATION - BEFORE HERITAGE REVITALIZATION

EXISTING NORTH & WEST ELEVATIONS
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A
LANEWAY HOUSE OUTLINE

B
54' - 5"

ROOF PEAK
329' - 11 7/8"

MAIN LEVEL
303' - 0"
AVG. GRADE
297' - 5 3/8"

LWH AVG
297' - 11"

2

4

MID PEAK
320' - 9 1/4"
UPPER LEVEL
312' - 7 3/4"

23' - 3 3/4"

32' - 6 1/2"

TENANT ACCESS

WEST ELEVATION - PRESENTATION
1/16" = 1'-0"

5

71' - 7 3/4"

23' - 10 1/4"

6

ROOF PEAK
329' - 11 7/8"

ASPHALT SHINGLE ROOF

ORIGINIAL SIDING

1

23' - 3 3/4"

MID PEAK
320' - 9 1/4"
UPPER LEVEL
312' - 7 3/4"
MAIN LEVEL
303' - 0"
AVG. GRADE
297' - 5 3/8"

NORTH ELEVATION - PRESENTATION
1/16" = 1'-0"

PROPOSED NORTH & WEST ELEVATIONS
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EXISTING SOUTH ELEVATION - BEFORE HISTORIC REVITALIZATION

EXISTING EAST ELEVATION - BEFORE HISTORIC REVITALIZATION

EXISTING SOUTH & EAST ELEVATIONS

312 Fifth Street - New Westminster

Scale

10/24/2017 4:38:19 PM

5

4
71' - 7 3/4"

ROOF PEAK
329' - 11 7/8"
MID PEAK
320' - 9 1/4"
UPPER LEVEL
312' - 7 3/4"
5' - 6 5/8"

MAIN LEVEL
303' - 0"
AVG. GRADE
297' - 5 3/8"

1

SOUTH ELEVATION - PRESENTATION
1/16" = 1'-0"

B

A

54' - 5"

ROOF PEAK
329' - 11 7/8"

ASPHALT SHINGLE ROOF

HORIZONTAL SIDING

MID PEAK
320' - 9 1/4"
UPPER LEVEL
312' - 7 3/4"
SHINGLE SIDING

LWH AVG
297' - 11"

2

MAIN LEVEL
303' - 0"
AVG. GRADE
297' - 5 3/8"

EAST ELEVATION - PRESENTATION
1/16" = 1'-0"

PROPOSED SOUTH & EAST ELEVATIONS
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THE IMAGE TO THE LEFT, DEPICTS THE FORCASTED GOAL
OF ENERGY CONSUMPTION AFTER THE PROPOSED
BUILDING DESIGN.

CONSIDERATIONS FOR AN ENVIRONMENTALLY FRIENDLY
DWELLING

THE ABOVE IS A BRIEFE OVERVIEW OF THE ASSEMBLIES AND
PRACTICES THAT WILL BE IMPLEMENTED INTO THE NEW
HOME, WHILE ABIDINGTO THE HRA PROCESS.

ENERGY EFFICIENTY REVITALIZATION
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THE IMAGE TO THE LEFT, DEPICTS THE
PERCENTILE OF DEVIATED ENERGY
CONSUMPTION DUE TO EXISTING
ASSEMBLY TYPES AND BUILDING
ENVELOPE MEMBRANES.

THE IMAGE TO THE LEFT, DEPICTS THE
PERCENTILE OF DEVIATED ENERGY
CONSUMPTION DUE TO ACTIVE
HEATING/COOLING STRATEGIES AND
APPLIANCES.

THE IMAGE TO THE LEFT, DEPICTS THE
ANNUAL PERCENTILE OF ENERGY
CONSUMPTION REGARDING NATURAL
GAS & ELECTRICITY USE FOR THE
PRINCIPAL DWELLING.
THE IMAGE ALSO DEPICTS THE ANNUAL
ENERGY INTENSITY AND POSSIBLE GHG
EMISSIONS.

ENERGY CONT.
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17' - 4"
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1.0 INTRODUCTION
The William Townsend Residence at 312 Fifth Street, constructed in 1897, is considered to be an
historic building with historic and social community heritage values. An early example of the popular
Shingle Cottage Style, the residence is associated with a building contractor who constructed a
number of prominent houses throughout New Westminster, many of which remain.
The City of New Westminster has received an application from the owner of 312 Fifth Street to
negotiate a Heritage Revitalization Agreement for the property to construct a heritage style carriage
house off the lane and rehabilitate the existing house according to the Heritage Conservation Plan
included in this report. The intent of the Conservation Plan is to restore the William Townsend
Residence to its original appearance in accordance with the historic photos of the property included
in this report.

1.1 Report Scope
This report includes a description of the site and a Statement of Significance (SOS) for the Townsend
Residence, attesting to its community heritage value. The SOS describes the heritage value of the
house and lists the unique character-defining elements to be conserved as part of the proposed
project. The report draws upon the character-defining elements listed in the SOS as a basis for a
condition assessment of the Townsend Residence. The main section of the report contains the
Heritage Conservation Plan to rehabilitate historic elements of the house.
Site visits were conducted by the heritage consultant in September and October, 2015 for the
purpose of visually assessing the property and meeting with the project manager to discuss the
project. Photographs of the exterior elevations were taken to document the condition of the historic
place. All images contained in this report were taken by the report author.

1

2.0 DESCRIPTION OF HISTORIC SITE
2.1 Site Location
The William Townsend Residence is located at 312 Fifth Street mid-block on the west side of Fifth
Street between Third Ave and Blackford Street. Situated in the heart of the Queen’s Park residential
neighbourhood of New Westminster, the house is part of a grouping of houses of similar size and
vintage.

2

2.2 Neighbourhood Background
Prior to the 1900’s, and before the Townsend Residence was constructed, the Queen’s Park
neighbourhood was a collection of farms, wooded areas and scattered Victorian or Edwardian
houses on large lots. The neighbourhood grew extending the grid street pattern evident west of
Queen’s Park. The Queen’s Park neighbourhood is bounded by Sixth Street to the west, Sixth
Avenue to the north, First Street to the east and Queen’s/Royal Avenue to the south.
Today, Queen’s Park is a popular area due to its walkable streets, proximity to commercial areas,
connections with Queens Park and Terry Hughes Park, highly rated elementary and secondary
schools and valued local amenities. Properties on Fifth Street are enhanced by mature street trees
and a wide green boulevard. The Queen’s Park neighbourhood is noted for having one of the largest
and most intact concentrations of preserved historic houses in the province.

2.3 Condition Assessment
The Townsend Residence has been continually occupied for residential purposes (with some years of
rental use and vacancy) but has had several long term owners over the years, notably: William E.
Townsend (1904 – 1914), WE Pinson (1933 – 1947) and Edwin Ellingson (1948 - 1973). The house
continues to be occupied for residential use and is habitable but in poor physical condition.
This modest wood frame home consists of one and a half stories and a basement. It is set back from
Fifth Street, resulting in a relatively small back yard with lane access which borders on commercial
uses along Sixth Street. Named after its first long term owner, William E. Townsend, the house has
been altered considerably over the years, including the construction of an awkward rear addition,
the installation of metal windows, stucco cladding and an oversize vinyl sliding window on the upper
front façade. Other unsympathetic “heritage” style alterations to the front facade include
chamfering the roofline and adding two large brackets under the roofline. The main floor façade
and front porch remain relatively unaltered. Building permits were approved in 1932 and again in
1938 to construct rear additions to the house; permits were also taken out in the 1970’s to close in a
back sleeping porch and construct a secondary suite on the upper floor.
The house can currently be described as being in poor condition due to poorly constructed
alterations over the years and a lack of regular maintenance. Although the building does not appear
to be experiencing major structural issues or failures, the owner intends to retain a professional to
assess the roof, foundation and exterior staircase. In addition, landscaping on the property has
been neglected; the site needs to be regraded, the lawn reseeded and shrubs pruned or replaced.

3

3.0 HERITAGE VALUE

STATEMENT OF SIGNIFICANCE FOR THE RESIDENCE
312 FIFTH STREET

West side 300 block Fifth Street, Queen’s Park, circa 1910. 312 Fifth Street on left.
Source: New Westminster Museum and Archives

DESCRIPTION OF HISTORIC PLACE
The William Townsend Residence at 312 Fifth Street is a modest one-and-one-half storey wood frame
house with a recessed full width front veranda. Constructed circa 1897, it is situated among other
houses of similar vintage, size and style in the historic Queen’s Park residential neighbourhood.
HERITAGE VALUE
The house at 312 Fifth Street has significant heritage merit due to its historic and social heritage values.
The William Townsend Residence is significant for its association with the Edwardian era development
of the Queen’s Park neighbourhood. When the house was constructed, it was one of only three houses
located on the west side of Fifth Street. Local bricklayer and contractor, William E. Townsend (b. 1862)
who immigrated to Canada from the UK in 1882, constructed the house and lived there with his family
4

from 1904 to 1920. The house was subsequently occupied by several long term owners until the mid1970’s, at which time the house was altered, a suite added in the attic and the house was tenanted.
The house at 312 Fifth Street is an early example of the Shingle Cottage architectural style popular in the
1910’s. This style features an attractive A-frame gabled roof with side dormers as well as low pitch roofs
with wide unenclosed eaves. The Townsend Residence features a full width front porch set under the
main roof with four square cut posts supporting the roof. The building exterior is clad in double bevelled
wooden clapboard with shingles in the gable peak. The house appears to originally have been painted in
a tri-colour palette.
The house reflects a shift to simpler styles reflected in the social and economic consciousness of its
times; in the 1890’s, New Westminster experienced slow economic growth and a decrease in
population. While there are a number of houses throughout Queen’s Park constructed in the popular
Shingle Cottage style, most were constructed during the building boom of the 1910s and are, in
comparison, larger and more ornate. The William Townsend House at 312 Fifth Street is one of the
oldest remaining examples in Queen’s Park of the popular Shingle Cottage style of architecture. It
retains a physical and historic relationship to the site and contributes to the heritage character of the
Fifth Street streetscape. The house is not listed on the New Westminster Heritage Resource Inventory
or Heritage Register.
The dwelling has undergone a series of unsympathetic alterations over the years, including the addition
of metal windows, stucco cladding and chamfering of the front roofline. At some point, the rear
sleeping porch was filled in and consolidated into an upstairs suite, accessed by means of an exterior
staircase on the north elevation of the house. The intent is to restore the dwelling to its original
appearance, enhance the building’s overall functionality and prolong its longevity.
As the house at 312 Fifth Street is modest in size, has been subject to unsympathetic exterior alterations
and is situated on a relatively large lot, it is vulnerable to demolition. The current property owners
intend to conserve and protect the house through a Heritage Revitalization Agreement which will
involve relocating an existing secondary unit from the attic to the basement and constructing a heritage
style carriage house at the rear of the property. When fully restored, the Townsend Residence will be
an asset to the Queen’s Park neighbourhood and valuable contribution to the enclave of authentic
historic houses on Third Street.

CHARACTER-DEFINING ELEMENTS
Key elements that define the heritage character of the house include its:
•
•
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location on the west side of Fifth Street, a wide tree-lined boulevard in the heart of the Queen’s
Park neighbourhood
a relatively flat property with lane access to the rear

•
•
•
•
•
•

symmetrical placement of door and window elements on the front façade as well as an overall
rectangular plan form, modest residential scale and simple massing
wood frame construction with original wooden cladding under stucco siding
floorplan with staircase leading upstairs from the kitchen at the back of house
roof with slightly flared side eave overhangs and two large shed dormers on the upper north and
south elevations increasing the habitable area in upper storey
recessed central front entry porch set under roof with four square pillar supports
several remaining original double hung wood-sash windows

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

321 Fifth Street, New Westminster, August 2015
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4.0 HERITAGE CONSERVATION STANDARDS
Conservation of the William Townsend Residence will be carried out in accordance with the Parks
Canada Standards and Guidelines for the Conservation of Historic Places in Canada, adopted by New
Westminster City Council in 2008 as the basis to consider heritage applications and processes. The
proposed HRA for the Townsend Residence will include retention of the exterior character-defining
elements as identified in the Statement of Significance, where feasible.
The “Standards and Guidelines” defines the following three conservation approaches:
Preservation: a program of maintenance and intervention designed to prevent further
deterioration and to keep a building or structure “as is” – that is, to respect the present form,
material, material and integrity. Emphasis is placed on the conservation of existing material.
Restoration: the process of returning a building or structure to the appearance of an earlier
time by removing later material and by replacing missing elements and details.
Rehabilitation: the process of returning a property to a useable state through repair or
alteration. Rehabilitation makes possible an efficient contemporary use while preserving those
portions and features that are significant to the property’s historic, architectural and cultural
values.
The overall conservation approach for the Townsend Residence will primarily involve a program of
Rehabilitation. Some individual components of the proposed work, however, may require
Preservation, as identified in the Heritage Conservation Plan. Recommendations for conservation of
the interior are beyond the scope of this Plan.
If the Townsend Residence is listed in the New Westminster Heritage Register, the building may be
eligible for variances under the applicable legislation that could result in a higher degree of heritage
conservation. In addition, buildings listed on a Heritage Register may be exempt from provincial
energy efficiency standards, allowing upgrades to heritage character-defining elements, such as
original windows and doors, which would otherwise be compromised. The provisions allow a more
sensitive approach to energy efficiency standards resulting in a higher degree of heritage retention.
Detailed information relating to energy efficiency considerations is available in the Parks Canada
Standards and Guidelines.
General standards for preservation, rehabilitation and restoration should be followed in the
planning and implementation of all rehabilitation projects. The challenge of the rehabilitation
process is to accommodate both old and new building elements and to find creative solutions to
extend the useful life of a house while respecting its unique heritage values. The following chart sets
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out general standards for preservation, rehabilitation and restoration and describes how the
proposed conservation plan for the Townsend Residence achieves those standards.
General Standards for Preservation,
Rehabilitation and Restoration
1. Conserve the heritage value of a historic
place. Do not remove, replace or
substantially alter its intact or repairable
character-defining elements. Do not
move a part of an historic place if its
current location is a character-defining
element.
2. Conserve changes to an historic place
that, over time, have become characterdefining elements in their own right.
3. Conserve heritage value by adopting an
approach calling for minimal
intervention.
4. Recognize each historic place as a
physical record of its time, place and
use. Do not create a false sense of
historical development by adding
elements from other historic places or
properties or by combining features of
the same property that never coexisted.
5. Find a use for an historic place that
requires minimal or no change to its
character-defining elements.
6. Protect and, if necessary, stabilize an
historic place until and subsequent
intervention is undertaken. Protect and
preserve archeological resources in
place. Where there is potential to
disturb archeological resources, take
mitigation measures to limit damage and
loss of information.
7. Evaluate the existing condition of
character-defining elements to
determine the appropriate intervention
needed. Use the gentlest means possible
for any intervention. Respect the
heritage value when undertaking an
intervention.
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Townsend Residence
Heritage Conservation Plan
The house at 312 Fifth Street is set further back
on the property relative to other house on the
street. Moving the house forward will maintain a
consistent setback with neighbouring houses
and allow room for construction of the carriage
house off the lane.
No changes to the historic place have evolved
into what could be considered characterdefining elements over time.
The proposed conservation approach will be
based on minimal intervention.
Elements from other historic places or eras will
not be added to the property. Throughout the
conservation process, the Townsend Residence
will be respected as an authentic record of its
time, place and use.
Conservation of the historic place will continue
its residential use and rehabilitate the existing
character-defining elements.
An engineer will be retained to provide
professional advice regarding stability of the
house (e.g. foundation and stairs). Measures will
be taken to stabilize the historic place during the
conservation process, as needed.

Appropriate means of intervention will be
followed in the rehabilitation process, as set out
in the Parks Canada Standards and Guidelines
and as determined by a property condition
assessment.

8. Maintain character-defining elements on
an ongoing basis. Repair elements by
reinforcing their materials using
recognized conservation methods.
Replace in kind any extensively
deteriorated or missing parts of
character-defining elements, where
there are surviving prototypes.
9. Make any intervention needed to
preserve character-defining elements
physically and visually compatible with
the historic place and identifiable on
close inspection. Document any
intervention for future reference.
Additional Rehabilitation Standards
10. Repair rather than replace characterdefining elements. Where elements are
too severely deteriorated to repair, and
where sufficient physical evidence exists,
replace them with new elements that
match the forms, materials and detailing
of sound versions of the same elements.
Where there is insufficient physical
evidence, make the form, material and
detailing of the new elements
compatible with the character of the
historic place.
11. Conserve the heritage value and
character-defining elements when
creating any new additions to an historic
place or any related new construction.
Make the new work physically and
visually compatible with, subordinate to
and distinguishable from the historic
place.
12. Create any new additions or related new
construction so that the essential form
and integrity of the historic place will not
be impaired if the new work is removed
in future.
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Recommendations for a maintenance plan are
included in this Heritage Conservation Plan for
the Townsend Residence. Deteriorated or
missing elements will be either repaired or
replaced in kind, where possible.

Every effort will be made to ensure characterdefining elements are compatible with the
historic place and documented for future
reference.

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

This project involves minimal new construction.
The heritage value of the house will be
enhanced by removing incompatible alterations
that were made to the house over time.

The essential form and integrity of the house will
be intact.

Additional Restoration Standards
13. Repair rather than replace characterdefining elements from the restoration
period. Where elements are too severely
deteriorated to repair and where
sufficient physical evidence exists,
replace them with new elements that
match the form, materials and detailing
of sound versions of the same elements.
14. Replace missing features from the
restoration period with new features
whose forms, materials and detailing are
based on sufficient physical,
documentary and/or oral evidence.

Character-defining elements will be repaired
instead of being replaced where possible.

New features will be replaced with like elements
based on documentary or oral evidence.

The rehabilitation conservation work will preserve the overall form, scale and massing of the
dwelling and emphasize the retention and enhancement of its character-defining elements.
The work will primarily involve relocating the house forward on the property, pouring a concrete
foundation regarding and installing drain tile around the perimeter of the house. Conservation of
the house will include: replacing the sloping porch roof overhang, repairing and repainting the
original wood cladding, replacing the second storey window on the front façade with a wood
casement mullioned window, restoring/replacing windows and repairing steps to the front entry,
reroofing the dwelling, removal of a rear porch and landscaping. All work to be done in accordance
with the building conservation standards established by Parks Canada’s “Standards and Guidelines
for the Conservation of Historic Places in Canada.” A carriage house will be constructed in the rear
yard in a heritage style consistent with the primary historic dwelling.

5.0 CONSERVATION PLAN
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5.1 Foundation and Landscaping
Character-defining
elements

•
•

Midblock location on the west side of Fifth Street, a wide boulevard
lined with mature trees in the heart of the Queen’s Park neighbourhood
Relatively flat property with lane access at the rear bordering on
commercially zoned properties on Sixth Street

Conservation
Approach

Replacement
Maintenance with minimal intervention

Description

The Townsend House has a large front yard setback from the street
resulting in a small and underutilized rear yard. The intention is to relocate
the house approximately 23 feet closer to Fifth Street resulting in a more
consistent alignment with other houses on the street and greater street
appeal. Moving the house forward on the property will also provide room
in the rear yard to construct a carriage house with private open space.
The house has a poured concrete basement with a ceiling height less than 7
feet (not to code). At present, the basement walls are showing minor cracks
and water penetration is evident. The proposal is to lift the house from its
current foundation, excavate and pour a new cast in place concrete
foundation. The basement will be full height and create a habitable area.
The new building height will be 3 feet higher than existing. Over the
decades, the grade around the house has risen, typical in an urban
environment, so the house almost appears to be sunken. Raising the house
would likely enhance its street presence.
The house will also be relocated closer to Fifth Street to allow for the rear
addition and coach house. After relocation, the house will be set back
23'10" from Fifth Street and 5' from the north side yard.
A structural engineer will be retained to oversee the excavation, new
building foundation and house relocation. The house will be picked up and
relocated from the first floor joists to avoid damaging the house
frame. A qualified contractor with experience in house moving will be
retained to oversee the physical relocation of the house. Wood lapped
siding will be added to match original where the building has been
heightened.

A concrete pathway leading from Fifth Street to the front and side of the
house is in poor condition and will be replaced with a new concrete path
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with steps. A wooden fence bordering the lane at the rear will be removed
and replaced with a new wooden fence to meet bylaw specifications.
With respect to landscaping, several mature shrubs on the property will be
retained and pruned back. Low shrubs will be added to soften the base of
the front porch. Four stumps in the front yard, remnants of a small hedge,
will be ground and removed. The lawn will be torn up, the site regraded and
resodded.
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5.2 Roof and Dormers
Character-defining
elements

•

Conservation
Approach

Rehabilitation – installing a new duroid roof on the house. Shed dormers to
be replaced with peaked roof dormers, similar in appearance to the original
house.

Description

The owner intends to replace the roof with a new duroid shingle roof in a
colour to match the proposed heritage colour palette. A traditional single
colour 3-tab asphalt shingle is recommended for the replacement roofing.

Roof with slightly flared side eave overhangs and two large shed
dormers on the upper north and south elevations increasing the
habitable area in upper storey

A condition assessment will be conducted of the wooden roof soffits and
rafter ends; damaged elements will be repaired or replaced as needed.
Damaged fascia boards will be removed and replicated to match existing.
The area at the intersection of the roof overhang and front facade will also
be restored to match original alignment (see architectural plans). An
important recommendation is to remove the chamfered roofline and
replace the front and back gable ends with peaked roof dormers, in keeping
with the original appearance of the house.
The side dormers are not original to the house - they are shed in profile and
smaller in size. These dormers will be removed and replaced with peak roof
dormers in a similar size to original. Two dormers are proposed on the south
elevation design instead of one to allow more light into upstairs rooms; the
total number of dormers will increase from two to three.
It is worth noting that the existing brick chimney is not a visible feature of
the existing house and therefore is not included as a character-defining
element. The chimney is to be dismantled and will not be replaced. A wood
burning fireplace is not being included in the revised layout as it would not
be consistent with the green energy objectives of the house.
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North elevation staircase to be removed

South elevation showing overgrown foliage; shed dormers to be retained
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5.3 Front and Rear Facades
Character-defining
elements

•
•

Symmetrical placement of door and window elements on the front
façade as well as an overall rectangular plan form, modest residential
scale and simple massing
Recessed central front entry porch set under roof with four square pillar
supports

Conservation
Approach

Preservation - window and door elements
Rehabilitation - porch with projecting roof and wooden railings

Description

The front elevation of the Townsend Residence will be taken back to its
original appearance at construction (circa 1893). Remaining original
elements will be retained and enhanced, including the recessed front porch
and wood casement windows on either side of the front door.
The original cedar siding exterior of the Townsend Residence was covered in
rusticated stucco cladding by a previous owner. The stucco on all elevations
will be removed, exposing the original cedar siding. Lapped wood siding and
wood window trim will be refinished and repainted. Concrete steps leading
up to the front door are in poor condition and will be replaced with either
stone or concrete steps in keeping with their original configuration.
All stucco on the building exterior will be carefully removed and original
wooden clapboard underneath restored. Wood siding on the front and sides
of the house is to be gently cleaned with water on low pressure or a natural
bristle brush, then holes and cracks patched, primed and painted in a
heritage palette. Missing or damaged clapboard will be replaced with similar
lapped wood, patched and painted to match original.
The exterior staircase on the north elevation of the house will be removed
and, where it was attached to the house, holes in the siding will be repaired
and restored. Original wood lapped siding and shingles (located under the
front gable and on the front porch panels) will be restored to original as per
historic photos. Refer to architectural plans.
The front porch railing will be replaced with a solid wood panel on either
side of the stairway. The structure will be 2 feet in height and clad in lapped
siding on the exterior, similar to the original porch as based on historic
photos. The panels will be painted to match the field colour of the
house. As the 2 foot height does not meet the building code for railing
height, the designer is proposing to add a recessed and unobtrusive metal
bar on top of the panel to meet code railing height requirements. The front
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porch panel will have a gap at the base to allow water to drain from the
porch. In addition, replacement porch columns will be squared and slightly
tapered, as per original.
The wooden staircase on the north elevation will be removed entirely as
access to the second storey suite will no longer be required.
An addition is planned at the rear of the house to accommodate an
expanded kitchen and eating area. The rear addition incorporates all the
add on additions that were made over time into a coordinated and
simplified plan. The rear addition will include a large section of paned
windows to provide light into the kitchen area as well as a rear deck on the
second level (refer to architectural plans). Dormer sides will be finished
with lapped siding to match field colour of house and will feature wood
windows.

Rear elevation with unsympathetic additions to be removed
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5.4 Windows and Doors
Character-defining
elements

•

Conservation
Approach

Preservation - original wood frame windows and repurpose
Rehabilitation - replace aluminum window on upper front façade with
wood frame windows in the same era as the house

Description

The two windows on either side of the front door are wood sash one-overone or two-over-two windows original to the house. The condition of the
windows is to be assessed before commencement of work. Window
rehabilitation would involve repairing deteriorated wood windows and
returning the windows to operational condition. Security grilles in the
basement windows to be removed and replaced with wood sash windows in
a matching historic style with true divided lites, then painted to match
historic palette. A discreet metal flashing could be installed on the top of
the window to shed rainwater, painted to match the window trim colour.

Several original double hung wood sash windows;

Except for the two windows by the front door, all other windows are
primarily composed of vinyl or aluminum. These will be replaced with new
wood frame casement windows appropriate to the era and similar to
historic photos, painted to match paint palette. The sliding glass door above
front the porch will be replaced by a wood frame window of a configuration
to match historic photos. Original double hung wood-sash windows will be
restored and reused where possible.
The existing front door is not original to the house. The owner would like to
replace it with a solid wood panelled door with upper windows (for
increased privacy and security) similar to the image below.

18

5.5 Drainage
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Character-defining
elements

•
•

Conservation
Approach
Description

Rehabilitation – drainage system of gutters, downspouts and drain tile

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

A functioning drainage system is intended to convey water away from the
house avoid moisture penetration. The owner intends to replace the drain
tile surrounding the house after raising the house and prior to completing
the landscaping. A site drainage and continuous aluminum gutter system
will be installed in accordance with the heritage style of the house. In
places, some of the existing gutters are in good condition and may be
reused. All gutters and rain water leaders will be painted to match the
colour scheme of the house. The entire gutter and eave system, once
installed or repaired will be painted in accordance with the approved paint
schedule.

5.6 Exterior Paint
Character-defining
elements

•
•

Conservation
Approach

Preservation

Description

Painting of wooden cladding to be done to Master Painters` Institute
Specifications for a custom finish (one prime coat and two top coats). The
owner anticipates that the original wood clapboard and shingles remain
under the stucco cladding. Wood siding to be cleaned using a gentle
method; washing with a low pressure hose or a natural bristle brush, wood
repaired and patched as required, then primed before painting. All paint is
to be acrylic exterior latex.

No specific character-defining element
Relates to the overall building by protecting and maintaining exterior
materials and integrity of the historic place while protecting its heritage
value; enhancing aesthetic appeal of the house

The proposed paint colour scheme for 312 Fifth Street is included in the
architectural plans. The Benjamin Moore Historic Vancouver “True Colours”
paint palette is an example of a paint palette historically appropriate to the
1890`s era of house.

Sample: Benjamin Moore’s Historical Vancouver “True Colours” Paint Palette
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6.0 CONCLUSION
The William Townsend Residence is a valued heritage building associated with the residential
development of New Westminster’s Queen’s Park neighbourhood. When rehabilitated to its former
historic appearance, the dwelling will contribute significantly to the enclave of other heritage homes
on Third Street. This Heritage Conservation Plan provides guidelines and recommendations to
rehabilitate and extend the life of the Townsend House. The Conservation Plan will be used to
inform a proposed Heritage Revitalization Agreement for the property.
Recommendations contained in the Heritage Conservation Plan include the rehabilitation and
restoration of character-defining elements and significant architectural features of the Townsend
Residence. A minimal intervention approach is proposed for the conservation work. Any new work
to the exterior will respect the historic fabric and character of the building. Once the conservation is
complete, the Townsend Residence will be an asset to the Queen’s Park neighbourhood.

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

6.2 Heritage Reviews
A heritage professional should be retained to review and comment on the heritage conservation
work detailed in this Heritage Conservation Plan to ensure its conformity with the Parks Canada
Standards and Guidelines. Specific areas to be considered for review could include:
• window treatments, including the installation of dual panes of glass in existing wood windows
and possible installation of metal flashing over the wood frame windows,
• proposed historic paint schedule for the house,
• treatment of the concrete walkway and front stairs as well as wooden porch railings, which
could include panels, as per historic photos of the house,
• selection of historic exterior paint palette, and
• selection of duroid roof in keeping with historic character of the house.
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PURPOSE
This report provides information to the Community Heritage Commission (CHC) in
regards to a Heritage Revitalization Agreement (HRA) application for the 1908 John and
Adelaide Jardine House at 318 Fifth Street in the Queen’s Park neighbourhood. The HRA
proposal is to construct a laneway house at the rear of the property in exchange for legal
protection and minor restoration of the heritage house.
The CHC is being asked to review the application in the context of the following question,
and provide a recommendation to Council: Does the proposal offer appropriate heritage
benefit.
PROPOSAL
A Heritage Revitalization Agreement (HRA) application has been received for 318 Fifth
Street in the Queen’s Park neighbourhood, in order to allow a larger laneway house to the
rear of the property. In exchange, the applicant would complete some minor restoration of
the 1908 John and Adelaide Jardine House and agree to long-term legal protection through
both a Heritage Revitalization Agreement and a Heritage Designation Bylaw. The heritage
house is in excellent condition and requires minimal restoration at this point.
The proposed development is for the construction of a one-and-a-half-storey, threebedroom laneway house. The proposed laneway house would be 426 m² (1440 ft²). Offstreet parking for two vehicles would be provided adjacent (south) of the laneway house,
accessed from the lane, and not visible from Blackford Street. The laneway house would
be approximately located on the footprint of an existing three-car garage and would have a
5.79 m (19 ft.) separation from the property to the south. The laneway house has been
designed with a front porch that faces Blackford Street, which the architect suggests is an
architectural reference to the historic street-life of the neighbourhood.

There is currently an authorized secondary suite in the house, and with the addition of the
laneway house, there would be three units on the property. Stratification of the laneway
house would not be permitted, and this requirement would be included in the HRA.
The landscape plans propose to preserve the existing gardens and remove a large hedge
that lines the property edge facing Blackford Street, thus exposing the heritage house to
the street. An Arborist Report and Tree Survey have been provided. There are 12 trees
within the property boundaries, and of these, four trees are recommended by the Arborist
for removal with 10 replacement trees to be planted.
The design rationale, preliminary proposed architectural and landscape plans are in
Attachments B and C.

POLICY AND REGULATIONS
Official Community Plan:
The subject site is designated for Residential – Detached and Semi-Detached Housing
(RD). The proposed Heritage Revitalization Agreement to protect and restore the heritage
house, and add a laneway house is compatible with the OCP Land Use Designations noted
below.
Purpose: To allow low density ground oriented residential uses including gentle
infill which increases housing choice and retains existing neighbourhood
character.
Principal Forms and Uses: Single detached dwellings and duplexes. Single
detached dwellings may also include a secondary suite and/or a detached
accessory dwelling unit (e.g. laneway house, carriage house).
Complementary Uses: Home based businesses, small scale local commercial uses
(e.g. corner stores), small scale institutional uses (e.g. child care, care facilities,
places of worship), utilities, transportation corridors, parks, open space, and
community facilities.
Maximum Density: Low density residential.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a
property may be eligible for incentives such as a smaller minimum lot size, an
increase in density, or reduced parking requirements, which would make it viable
to conserve assets with heritage merit. A Heritage Revitalization Agreement may
also be used to permit the housing forms listed in Residential – Ground oriented
Infill Housing designation or to formalize an existing, larger scale land use such as
a low rise or a place of worship.

Queen’s Park Heritage Conservation Area
The subject property is located within the Queen’s Park Heritage Conservation Area. Due
to the age of the principal building, the property is listed in the Advanced category of
protection under the Conservation Area policy. As such, Heritage Alteration Permits are
required for changes to the front, sides or roofline of the principal building, and for
construction of a new accessory dwelling unit on the site.
A Heritage Revitalization Agreement, and subsequent Heritage Designation, would
increase the level of heritage protection on the principal building. This is in line with the
goals of the Heritage Conservation Area which seeks to retain the historic building stock
and streetscape character of the Queen’s Park neighbourhood.
Zoning Bylaw
Single Detached Residential District (RS-1): As related to this application, this district
permits single detached dwellings and detached accessory dwellings. 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 legal protection on the land title of a property and which is the primary
form of regulation that can prohibit demolition. Any changes to a protected heritage
property must first receive approval from City Council (or its delegate) through a Heritage

Alteration Permit. Provisions for the local government to place Heritage Designation
Bylaws on properties are set out in Sections 611-613 of the Local Government Act.
Heritage Register
The City also intends to add the property to the 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.
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.

BACKGROUND
Site Characteristics and Context
The subject site is located on the western edge of the Queen’s Park neighbourhood and
consists of one lot with a total area of 763 m² (8,217 ft²). The existing house has 363 m²
(3,912 ft²) and has a Floor Space Ratio of 0.476. The site is the corner lot on Fifth Street at
Blackford Street. It fronts onto a boulevard and has a lane at the rear. Across the lane are
the backs of retail and commercial units that face Sixth Street. The subject site is fairly
flat.
The properties adjacent to and across the street from the subject property are all single
detached dwellings that range in age from 1891 to 1940 with Floor Space Ratios that
range from 0.44 to 0.50. A site context map is included in Attachment A. The subject site
is adjacent to 312 Fifth Street, which is also the subject of a Heritage Revitalization
Agreement application to allow a larger laneway house, as detailed elsewhere on this
agenda.

Project Statistics and Proposed Relaxations
The shaded cells in the table below are the proposed relaxations.
Entire Property
Zoning/Existing
Official Community Plan
Designation
Heritage Conservation Area

Existing
RS-1 (Single Detached Dwelling District)
RD - Residential – Detached and Semi-Detached Housing
Queen’s Park Heritage Conservation Area - Advanced

Entire Property
Site Width:
Site Depth:
Site Area:
Floor Space Ratio
Floor Space Area
Site Coverage
Number of Units
Off-street Parking
Heritage House
Floor Space Ratio
Floor Space Area
Height - Peak
Height - Mid
Front Setback
Laneway House
Floor Space Ratio
Floor Area
Height
Separation
Rear Setback
Side Setback Blackford St
Side Setback –
312 Fifth St

Allowed
No requirement
No requirement
557 m² / 6,000 ft²
0.50
458 m² / 4,930 ft²
45%
2 units
2 spaces minimum

Existing
18.08m /59.32 ft
42.21m/ 138.48 ft
763 m / 8,217 ft²
0.476
363 m² / 3,912 ft²
28.77 %
2 units
3 spaces

Proposed
No change
No change
No change
0.66
503 m²/ 5423 ft²
32.6%
3 units
2 spaces

0.50
244 m² / 2,627 ft²
10.67 m. / 35 ft.
7.62 m. / 25 ft.
5.79 m. /19 ft.

0.476
363 m²/3,912 ft²
11.49 m. / 37.71 ft.
9.35 m. / 30.67 ft.
7.83 m. /25.7 ft.

No change
No change
No change

0.14
89 m² /958 ft²
7.62 m. / 25 ft.
4.88 m. /16.00 ft.
0.91 m. /3 ft.
1.22 m. / 4 ft.

n/a
n/a
n/a
n/a
n/a
n/a

0.17
426 m² /1400 ft²
8.98 m. / 29.45 ft.
4.88 m. / 16 ft.
3.35 m. / 11 ft.
1.82 m. / 6 ft.

1.22 m. / 4 ft.

n/a

5.78 m. / 19 ft.

No change

DISCUSSION
Heritage Value
The Statement of Significance identifies that the John and Adelaide (Ewen) Jardine House
is valued for its association with its developers and early residents, which include three
important New Westminster families (Ewen, Jardine and Munn). The house is also valued
for its architectural design (a Classic Edwardian Box) and for its age (1908). Of interest in
the history of the house is that it was converted to a multi-unit rooming house in 1962
before being converted back to a single family house in 2000, at which time this work was
awarded a “Royal City Builder’s Award” for Rehabilitation.
The Heritage Conservation Plan, which contains the Statement of Significance, is included
in Attachment D.
Assessing the Heritage Benefits
When Council considers entering into an HRA with a property owner, one of the
objectives is to balance the benefits to the property owner with the benefits to the public.
An important benefit to the public is the long-term legal protection that an HRA provides,
but it is not the only benefit that an HRA provides. The following benefits would form
part of the HRA:
 A Heritage Conservation Plan;
 Removal of the 15 foot high cedar hedge on the Blackford elevation;
 Restoration of the existing front stair railing;
 Replacement of the existing front door;
 Replacement of all vinyl frame windows with wood frame windows within ten
years;
 A maintenance plan, which is part of the Heritage Conservation Plan; and
 Increased longevity and viability of the historic building and its historic use.
Additionally, an HRA allows the City the opportunity to work with the owner to ensure
that the design of the proposed laneway house would be sympathetic to and respectful of
the heritage house. The HRA would also regularize some existing non-conformities, such
as the height of the roof at both the peak and mid-point.
The HRA proposal conforms to the “Standards & Guidelines” in the following manner.
The proposal:
 Conserves the heritage value of the historic place;
 Conserves changes to the historic place that , over time, have become characterdefining elements;
 Adopts an approach of minimal intervention;
 Does not create a false sense of historical development (the proposed laneway
house is clearly a new design);

 Has provided an evaluation of the character defining elements and proposes
appropriate and only necessary interventions; and
 Includes a laneway house design that is physically and visually compatible with the
heritage house.
Queen’s Park Heritage Conservation Area Design Guidelines for Protected Buildings:
The Heritage Conservation Area encourages the retention of the historic building stock
and streetscape character of the Queen’s Park neighbourhood. Retaining the principal
house, and restoring the original materials, as proposed, exceeds the goals of the Heritage
Conservation Area.
The changes proposed to the principal house are consistent with the Queen’s Park
Heritage Conservation Area Design Guidelines for Protected Buildings. No new additions
are proposed, and the original form, scale, massing, and siting are proposed to be retained.
The material used for the siding and architectural details fall into the “recommended”
category of the design guidelines. The roof material and window sills fall into the
“acceptable” category of the design guidelines.
The material of the existing windows is “not recommended” under the design guidelines, a
the Conservation Plan for the project indicates these would be replaced with wooden
equivalents within ten years. A Heritage Alteration Permit would be required for the
change of window in the future, which could require the “recommended” wooden
equivalents.
Laneway House
Proposed New Design Guidelines for Laneway and Carriage Houses:
The laneway house is proposed to be larger in floor area than what is currently permitted
for Detached Accessory Dwellings in the RS-1 Zone. The maximum permitted floor area
for a laneway house on this property would be 89 m² (958 ft²) and the proposal is for a
426 m² (1400 ft²) laneway house. This represents an additional 41 m² (442 ft²) floor space
for the laneway house. As a result, the proposed Floor Space Ratio for the entire property
would also be greater than allowed (see Project Statistics above).
In all other ways, the proposed laneway house meets the Design Guidelines requirements.
Queen’s Park Heritage Conservation Area Design Guidelines for New Construction:
The proposed laneway house satisfies the requirements of the Queen’s Park Heritage
Conservation Area Design Guidelines for New Construction in siting, scale, massing,
architectural character, and material use.

The laneway house has been designed to reflect the traditional character of the
neighbourhood including: rectangular massing, peaked and simple roof forms, raised first
floor, open lower level porch, and vertically oriented windows. The design is based on an
Edwardian cottage, which would reflect the Edwardian period of construction of the
principal house.
The laneway house would not detract from the historic home in its size, siting, or height,
and though “new” materials are proposed, such as fiber-cement siding, all materials fall
into the “acceptable” or “recommended” categories of the design guidelines.
Landscape Design
Queen’s Park Heritage Conservation Area Design Guidelines for Private Landscape
The Queen’ Park Heritage Conservation Area Design Guidelines include a non-mandatory
section for landscape design on private property. The proposal satisfies the requirements
of the design guidelines for the level of tree retention, removal of the hedge along
Blackford Street, and the low level of hardscape on the site. Retention and upgrading of
the existing mature gardens on both the front and side yards along Fifth and Blackford
respectively, exceeds the expectations under the design guidelines.

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 318
Fifth 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
318 Fifth Street as outlined in this report; or
3. That the Community Heritage Commission provide an alternative recommendation.
ATTACHMENTS
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Attachment 2
Design Rationale

18 August, 2017
Julie Schueck
City of New Westminster Planning Division
City of New Westminster
511 Royal Avenue
New Westminster BC V3L 1H9
Re: 318 Fifth Street, New Westminster BC, HRA Rezoning
Architectural Design Rationale
Please consider this application for a Heritage Revitalization Agreement (HRA) for 318 Fifth Street.
The project intention is to:




Ensure long-term legal protection for the 1908 John and Adelaide Jardine House;
Reveal the heritage façade on Blackford Street, presently hidden by a large hedge;
Allow the construction of a 1402SF laneway house facing Blackford Street to:

Increase the availability of ground oriented family housing;

Provide eyes on the lane and eyes on Blackford Street.

The proposed project is consistent with Design Guidelines proposed for the Queen’s Park
Heritage Conservation Area as well as draft Laneway and Carriage House Zoning Regulations, with
two modest development variances requested: an increase in allowable floor area for the laneway
house from 958SF to 1402SF, and an increase in allowable density to 0.64 FSR to accommodate
the existing Heritage House, laneway house, and a garden shed.
Neighbourhood Description:
The proposed development is located in Queens Park, a neighbourhood noted for its varied
historic architectural character with well-maintained homes and gardens. 318 Fifth Street is a
corner lot, with Blackford being the secondary street. On the opposite side of Blackford, facing the
subject site, are 503 Blackford Street, a one-and-a-half-storey heritage house, and 507 Blackford
Street, a newer two-storey house. Both of these homes are hidden from the street by high
surrounding hedges. To the immediate south of the subject site at 312 Fifth Street is a one-and-ahalf-storey heritage house. A large boulevard down the middle of Fifth Street separates the subject
property from the houses to the east, across the one hundred and thirty-two foot right-of-way.
Opposite the lane are two to three-storey commercial buildings with surface parking adjacent to
the lane.
Lodge Craft
1003-420 Carnarvon Street
New Westminster BC V3L 5P1

w. www.lodgecraft.ca
e. hello@lodgecraft.ca
p. 778.883.2024

Project Description:
The proposed development is a 1402sf, one-and-a-half-storey, three-bedroom laneway house at
the rear of the heritage house. It will provide suitable residence and private yard space to the
young family of the owners of the Heritage House. On-site car parking for two vehicles is provided
south of the laneway house, accessed from the lane, and not visible from Blackford Street.
The laneway house has been designed with a generous front porch addressing Blackford Street,
an architectural reference to the historic street-life of the neighbourhood and a feature to provide
eyes-on-the-street on Blackford, which are currently lacking. Generous front and side yards will
extend the landscaped character of Queen’s Park down Blackford Street and into the lane.
The proposed laneway house is located on the approximate footprint of an existing three-car
garage, close to the lane and Blackford Street. It has a generous nineteen-foot separation from the
closest neighbouring property to the south.
The design of the proposed laneway house addresses City of New Westminster Laneway and
Carriage House Development Permit Guidelines general principles:






Design infill buildings to be good neighbours by minimizing shade, shadow and overlook
onto adjacent properties;
Design buildings for durability and sustainability;
Provide livable spaces with optimum daylight and ventilation, access to ground level
private open space, and functional, efficient interiors;
Design outdoor spaces as a valued year round asset;
Balance efficient space planning with comfort and flexibility.

Architectural Form & Character:
City of New Westminster: Queen’s Park Design Guidelines state: ‘The design of new buildings
should remain an expression of contemporary times while still respecting Traditional Architectural
Character.” The proposed laneway house uses contemporary materials on a traditional form to
meet current challenges facing families searching for suitable housing in residential
neighbourhoods. The project has been inspired by the historic architectural styles of the
surrounding residential area. Its design is intended to enhance and extend that architectural
character onto Blackford Street and the lane.
The Heritage House is a Classic Edwardian Box. The laneway house massing is that of an
Edwardian cottage. Its generous front porch, steep roof pitches and dormers reflect the homes of
Lodge Craft
1003-420 Carnarvon Street
New Westminster BC V3L 5P1

w. www.lodgecraft.ca
e. hello@lodgecraft.ca
p. 778.883.2024

that period. The colours of the laneway house’s body and trim are derived from the trim colours of
the Heritage House. The design and detailing of the laneway home’s building materials and
windows are subtly contemporary with Hardieplank lap siding and Hardieshingle in the dormers,
as well as metal-clad wood casement windows.
Landscape Design Rationale:
Existing mature gardens surround the Heritage House, and the property boasts an abundance of
trees. An overgrown hedge obscures the Blackford elevation of the Heritage House. The
landscape plan aims to preserve existing gardens and establish new landscaping along the lane
and Blackford Street. Removal of the overgrown hedge will allow for the planting of new street
trees and gardens at this edge of the property. The Landscape Design Rationale is described in
detail in the attached memorandum from PMG Landscape Architects dated August 17, 2017.
Summary
This project meets the City of New Westminster’s Zoning Bylaw and other policy objectives with
two modest variances outlined above. The proposed laneway house will occupy a similar footprint
to the existing three-car garage - neighbouring properties will have very little change to adjust to while the project will revitalize the streetscapes on Blackford and the laneway creating a pleasing
entrance into Queen’s Park. Extensive existing gardens and their contribution to New
Westminster’s tree canopy cover will be maintained and improved. Long-term legal protection will
ensure the continued preservation of an 1908 Edwardian house built by two prominent New
Westminster citizens.

Regards,

Christa MacArthur MArch, IA AIBC, LEED AP
Lodge Craft

Lodge Craft
1003-420 Carnarvon Street
New Westminster BC V3L 5P1

w. www.lodgecraft.ca
e. hello@lodgecraft.ca
p. 778.883.2024

Attachment 3
Architectural and Landscape Plans
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SOD
LAWN

3
18
3
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69
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EUONYMUS JAPONICA 'EMERALD GAIETY'
PACHYSANDRA TERMINALIS

EUONYMUS; SILVER VARIEGATED
JAPANESE SPURGE

AUTUMN JOY STONECROP

ETNA FALSE SPIRAEA (RED)
VARIEGATED SIBERIAN BUGLOSS
HARDY FUSCHIA
HOSTA; GOLDEN
SNOWFLAKE EVERGREEN CANDYTUFT
PURPLE LEAVED SAGE

SEDUM TELEPHIUM 'HERBSTFREUDE'

ANEMONE CLEMATIS; LIGHT PINK

ASTILBE X 'ETNA'
BRUNNERA MACROPHYLLA JACK FROST
FUCHSIA MAGELLANICA SELECTED VARIETIES
HOSTA 'SUM AND SUBSTANCE'
IBERIS SEMPERVIRENS `SNOWFLAKE'
SALVIA OFFICINALIS `PURPLE KNOCKOUT

BLUE FESCUE
GOLD VARIEGATED JAPANESE FOREST GRASS
MORNING LIGHT JAP.SILVER GRASS
DWARF FOUNTAIN GRASS

#1 POT; 25CM
9 CM POT

15 CM POT

10CM POT
15 CM POT
15CM POT
#1 POT; 1 EYE
9 CM POT
15 CM POT

#2 POT; 60CM

#1 POT
#1 POT
#2 POT
#1 POT

#3 POT; 50CM
#2 POT
#3 POT; 40CM
#3 POT; 80CM
#3 POT; 50CM
#3 POT; 50CM
#1 POT

5CM CAL; B&B, 1.2M STD.
2.5M HT; B&B

3M HT
5CM CAL;B&B
5CM CAL; #10 POT; B&B
2.5M HT; B&B

PLANTED SIZE / REMARKS

NOTES: * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE CANADIAN LANDSCAPE STANDARD, LATEST EDITION. CONTAINER SIZES SPECIFIED
AS PER CNLA STANDARDS. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED
CONTAINER MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL
REVIEW BY LANDSCAPE ARCHITECT AT SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS:
OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT PRIOR TO MAKING ANY SUBSTITUTIONS TO THE SPECIFIED MATERIAL. UNAPPROVED
SUBSTITUTIONS WILL BE REJECTED. ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO
CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED
CANADIAN LANDSCAPE STANDARD'S LATEST EDITION. ALL PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY

GC

PATIO AREA OF RANDOM BASALT
To Match Existing

GOLD DUST JAPANESE AUCUBA
AZALEA (SINGLE DEEP CRIMSON)
GREEN VELVET BOXWOOD
ENDLESS SUMMER BIGLEAF HYDRANGEA
PIERIS
CHRISTMAS CHEER RHODODENDRON
SARCACOCCA

ROYAL STAR MAGNOLIA
WEEPING BRUNS SERBIAN SPRUCE

JAPANESE MAPLE
STRIPE BARK MAPLE
AUTUMN BRILLIANCE SERVICEBERRY
PINK KOUSA DOGWOOD

COMMON NAME

CLEMATIS MONTANA 'RUBENS'

FESTUCA OVINA 'GLAUCA'
HAKONECHLOA MACRA 'AUREOLA'
MISCANTHUS SINENSIS `MORNING LIGHT'
PENNISETUM ALOPECUROIDES 'HAMELIN'

AUCUBA JAPONICA 'VARIEGATA'
AZALEA JAPONICA 'HINO CRIMSON'
BUXUS SEMPERVIRENS `GREEN VELVET
HYDRANGEA M. 'ENDLESS SUMMER'
PIERIS JAPONICA `VALLEY VALENTINE
RHODODENDRON 'CHRISTMAS CHEER'
SARCACOCCA HUMILIS

MAGNOLIA KOBUS STELLATA 'ROYAL STAR'
PICEA OMORIKA 'BRUNS PENDULA'

1
1

1
2
34
11
3
1
72

ACER PALMATUM `VILLA TARANTANO;
ACER PENNSYLVANICA
AMELANCHIER x 'AUTUMN BRILLIANCE'
CORNUS KOUSA 'SATOMI'

BOTANICAL NAME

1
2
2
2

QTY

1
PERENNIAL
12
7
19
6
26
2

VINE

GRASS

SHRUB

KEY
TREE

NEW
GARDEN
SHED

EXISTING
ROCK
PLATFORM

EXISTING GARDEN TO BE RETAINED

TURFSTONE PAVERS
FILLED WITH PEA GRAVEL From Northwest Landscape Supply
CONCRETE EDGE

GARBAGE

NEW LANEWAY
HOUSE

6' WOOD FENCE

P/L: 138.5'

SEC.
ENTRY

EXISTING RETAINING WALL

P/L: 138.5'

1

4'-6"

6' WOOD FENCE

6'

1'

POSTS MOUNTED IN GALVANIZED SADDLES FINISHED TO MATCH FENCE

6.

1'-7"

ALL FENCES TO BE LEVEL. CHANGES IN GRADE TO BE IN 12"-18" STEPS (MAX.).
GAPS TO GRADE TO FOLLOW FINISH GRADE. GAP TO BE 3-6".

2x6 RAIL CAP
SLOPED TO DRAIN

1x6 BOTTOM RAIL
3" GAP

1x4 MID RAIL

4x4 METAL POST

1x4 BOARD

SCALE: 1/2"=1'-0"

1x4 TOP RAIL

2

BACK OF GATE DETAIL

HEAVY DUTY HINGES

GATE
5" O.C.

SCALE: 1/2"=1'-0"

2x6 AND 1X6 RAILS
SANDWICHING BOARDS
3" GAP
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Statement of Significance

Description of the Historic Place
The John and Adelaide Jardine House #2 is a two storey, wood-frame house prominently located on
Fifth Street at the corner of Blackford Street in the historic Queen’s Park neighbourhood of New
Westminster. Its square massing is punctuated by dormers and a projecting front porch.
Heritage Value of the Historic Place
Built in 1908 at 318 Fifth Street, the John and Adelaide Jardine House #2 is tied to the Edwardian-era
building boom in New Westminster which saw a significant wave of development in the Queen’s Park
neighbourhood. The prestigious neighbourhood was first established in the 1880s, but this early 20th
century development wave brought further property subdivision, a doubling of residences, street
paving, concrete sidewalks as well as significant investment in new Queen’s Park exhibition buildings.
The subject house is valued for its association with its developers and early residents - decedents of
three pioneer New Westminster families - Ewen, Jardine and Munn. John Buckle and Adelaide Jardine
built the subject house after taking over Adelaide’s father’s estate - Alexander Ewen (1832-1907) - the
most prominent 19th-century salmon-canner in BC and the first cannery owner on the Fraser River who
among many community leadership positions served on City Council and as the president of the
Board of Trade. Like his father-in-law, Jardine was an extremely prominent and active New Westminster
citizen, building at least two additional nearby houses in Queen’s Park (House #1 at 507 Third Avenue 1899, demolished in 1966, and House #3 at 428 Fifth Street - 1912), serving as City Alderman for close
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to 20 years and on the boards of many other city organizations - Board of Trade, Knights of Pythias,
Masons, Westminster Club, Provincial Exhibition and the Lacrosse Association. From 1912 until almost
1920 the family of Provincial Customs Inspector Angus Munn, another prominent and public New
Westminster figure, resided in the subject house. The two families had long standing ties - Munn’s
brother Daniel James having been Ewen’s bookkeeper in the 1880s and later owning his own cannery
(Bon Accord) on the Fraser River. The building’s grand scale and prominent corner location express the
prosperity and prominence of these early New Westminster families.
Architecturally, this house is significant for its restored Classic Edwardian Box design, a very popular
style in BC’s Lower Mainland and in the Queen’s Park neighbourhood during the Edwardian period of
its history. The square form, double-height square bay on the Blackford elevation, heavy classical
columns and generally restrained ornamentation are all elements of the Edwardian style.
The house at 318 Fifth Street is valued for its historic use as a single-family dwelling as well as for its
adapted use as a 7-9 unit rooming house between 1962 and 1999. In 2000 the rooming house use
was changed to a two-family dwelling as part of a Royal City Builder’s award-winning rehabilitation
project conducted by Lesik Rutkowski - owner and resident from 1999-2003. Rental units, housing a
variety of working class residents, have been a component of this property for over half of its history,
illustrating the historic and current economic diversity of the Queen’s Park community - albeit the
neighbourhood’s prestigious reputation.
Character Defining Elements
•

prominent corner location on Fifth Street at Blackford Street in the historic Queen’s Park neighbourhood

•

setback from the sidewalk and street, creating a front and side yard

•

setback from the street consistent with neighbouring residences

•

residential form, scale and massing as expressed by its two storey height plus basement, front and back
verandahs and, upper storey dormers.

•

main pyramidal hip roof punctuated by dormers

•

wood-frame construction, as expressed by its wood siding with cornerboards

•

original window openings with double-hung compositions. Window assemblies featuring smaller upper
sashes (1/3 over 2/3 dimensions). Square window and door trim around all openings. Original front door
opening comprised of partially glazed door with sidelights.

•

original rear entrance with hip roof at the northwest corner of the house - leading into the sitting room

•

exterior Edwardian elements such as its Classical Box (or Foursquare) plan; main level picture windows on
front and double-height square bay on Blackford elevation; overhanging eaves; classical Tuscan, capped
porch columns; wide trim band at roofline.

•

Large, gabled accessory building at the rear of the property since 1908
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Historic Brief
Although parks and public plazas
were allocated in New
Westminster’s first plan drawn by
the Royal Engineers in the early
1860s, there was almost no
development beyond the Royal
City’s original northern boundary
of Royal Avenue until the 1880s.
The announcement of the arrival
of the CPR to Vancouver, with a
branch line to New Westminster
caused a huge building boom
between
1887-1898,
transforming the small town into
a real city.
At the time this map (right) was
drawn in 1892, New Westminster
had not only a train station but a
streetcar system, electric street
lights,
and expanded
boundaries well beyond Royal
Avenue to include suburbs such
as Queen’s Park, Sapperton and
Queensborough. Queen’s Park
was refined and designed with
public gardens, walkways and
sports fields.

City of New Westminster map, by R.J. Williams, Ottawa. 1892.
source: City of Vancouver Archives Map 617

It was during this Victorian-era growth and investments in infrastructure that residential development
really began in the streets around Queen’s Park which would become a neighbourhood named after
the park. Numerous late 1880s and early 1890s grand homes were built in the Queen’s Park
neighbourhood, establishing its reputation as a prestigious area located at a commanding distance
from the industrial riverfront and busy downtown core.
The blocks in the vicinity of the subject house (marked in red) were already subdivided at this time as
they were located close to the streetcar line which came through Queen’s Park from downtown along
1st Street, 3rd Avenue, Pine Street, 4th Avenue and then out along 6th Street.
After the devastating fire of 1898, which burned down much of New Westminster but did not reach
Queen’s Park or other areas north of Royal Avenue, another 12-year growth spurt commenced in the
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city. Specific improvements to Queen’s Park were sparked by the 1905 Canadian National Exhibition
held in the park, for which new exhibition buildings were constructed. Paving and concrete sidewalks
introduced to the neighbourhood in 1906 and by 1913 the number of homes in Queen’s Park had
doubled. The subject house at 318 Fifth Street, built in 1908, is linked directly to this Edwardian-era
growth, both specific to the 1905 and 1906 improvements to Queen’s Park as well as to the general
economic and building boom in the Lower Mainland in the years before World War I.
The vicinity of the subject house can be seen (left) on this partial view of the 1907-1915 fire insurance
map of the city. This snapshot reveals
that this was an area of relatively grand
homes which had been almost
completely filled in by 1915. John and
Adelaide Jardine may have inherited
several lots in this area as they had
constructed 507 Third Avenue in 1899
(blue) where they lived until 1907 and
moved into 315 Sixth Street (green) from
1911-1912 - both properties located in
the same block as the subject house.
A close-up view of the subject property
in 1915 (below) shows a 2.5 storey house
with a wrap-around verandah, a square
bay on Blackford, a small, 1-storey rear
proc and a large 1.5-storey accessory
building at the rear with a gabled roof.

Goad’s Atlas for New Westminster fire insurance map 1907
revised to 1915. source: New Westminster Public Library
above: partial view of plate 20.
right: close-up of the subject property from plate 20.
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Cannery owners c. 1890. source: NWMA IHP0364
seated left: Daniel James Munn seated middle: Alexander Ewen

Adelaide Ewen May Queen 1887
source: NWPL 2728

Ewen's Cannery in 1887. source: VPL 1788
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Alvina Munn May Queen 1899
source: NWMA IHP1422-025

Bon-Accord Fishery Co. salmon can label circa 190? source: BC Archives I-61285
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Research Findings
Civic address: 318 Fifth Street, New Westminster BC
Legal description: LOT 43, SUBURBAN BLOCK 6 OF 8-9 & 35-38 PLAN NWP2620
Date of construction: 1908 (New Westminster CityViews permit database)
Builder: unknown
Architect: unknown if one
Original owners and residents: John Buckle and Adelaide Ewen
Residents at 318 Fifth Street
1909 - 1910 John & Adelaide Jardine (Alderman)
1911 vacant
1912 - 1914 (at least, likely until 1919) Angus and Agnes Munn - (Provincial Customs Inspector. With
them were listed three of their grown children Alvina, Daniel E. - manager of F. J. Hart Co. and Harry clerk at Dominion Express Co. (It is assumed the Munns lived here until 1919 because the family is
mentioned in local newspapers as resident of New Westminster until they moved to Vancouver in
1920. During WWI no directories were published for New Westminster)
1921 - 1931 Dr. Thomas Bennett and Mary Lloyd Green (Physician)
1932 Dr. George W. Sinclair
1933 - 1936 Louis A. and Marjorie M. Breun (Technician at Royal Columbian Hospital)
1937 - 1939 Eric E. and Annie Anderson (Police Sergeant)
1940 vacant
1941 - 1948 Henry B. & Georgia Thompson (salesman at Canadian GE)
1950 - 1953 B. L. and Marie B. Lievsay (President North Western Building Services)
1954 - 1957 Mrs. Marion S. Lauk (Saleswoman at Eaton’s) and Miss Betty K. Morgan (Nurse at
Essondale)
1958 - 1961 George and Marion S. Gracey (Decorator)
1962 -1968 George Gracey Apartments (seven units including the Graceys)
1969 - 1988 J. Bosnjak Apartments (eight units including Joseph & Zorka Bosnjak)
1989 - 1998 (nine units including owners Kraljevic and/or John J. Mossinkoff)
1999 - 2002 Lesik Rutkowski
2003 - current Nancy and Hugo Shaw (retired Geophysicist and Senior Vice President at BC Hydro)
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Archival Photographs

300 block Fifth Street at Blackford Street looking north. The subject house circa 1910. source: NWMA IHP1803-04

The above photograph shows the subject house just a few years after construction. Evident here are a
few elements which no longer survive on the property: the wrap-around porch extending from the
front entrance around to the Blackford elevation; a second chimney; a masonry wall with posts along
the front of the property; wood windows; front stairs enclosed rail. It is also evident that the original
paint scheme featured a light body with dark trim.
The below photograph, of the same period, shows a panoramic view of the subject block. It appears
the subject house was dominant in size for its immediate area.

Fifth Street at Blackford Street looking north. The subject block circa 1910. source: NWMA IHP1803-05
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left: The subject house between 1968 and 1988
(Bosnjak ownership).
below: The subject house in 1999 (Rutkowski
ownership - before rehabilitation).
source: Shaw family private collection
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Current Photographs
front view (east elevation)

side view (north elevation)
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rear view (west elevation)

side view (south elevation)
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view of garage from Sixth
Street

context bird’s eye view. The subject house circled in red source: Bing Maps
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Conservation Objectives
318 Fifth Street will continue on its original site on the corner of Fifth and Blackford Streets, in its
current location, and with its detached two-family residential use. To improve the sustainability of this
property and help finance the conservation and maintenance of the historic residence, a one-and-onehalf storey laneway house will be introduced at the rear. This new proposed dwelling would replace
the current garage structure, which is similar in footprint and height to the proposed laneway house,
thus maintaining the historic property configuration of a main house with accessory building at rear.
The proposed laneway house design is compatible with, distinguishable from and subordinate to the
historic main house. In being detached and located over 30’ to the rear (west), it will have no on
impact the exterior design of the historic house, nor affect the property’s Character Defining Elements
and Heritage Values.
Preservation is the overall conservation objective for the historic house.
Rehabilitation is the conservation objective for the property.
Preservation: The action or process of protecting, maintaining and/or stabilizing the existing materials,
form and integrity of an historic place or of an individual component, while protecting its heritage
value.
Restoration: The action or process of accurately revealing, recovering or representing the state of a
historic place or of an individual component, as it appeared at a particular period in its history, while
protecting its heritage value.
Rehabilitation: The action or process of making possible a continuing or compatible contemporary use
of an historic place or of an individual component, through repair, alterations, and/or additions, while
protecting its heritage value 1.
Building Description
318 Fifth Street is a two-and-one-half storey (plus basement) Edwardian style house in the historic
Queen’s Park neighbourhood of New Westminster. It is an example of an upper-class house
constructed during the real-estate ‘bubble’ of the Lower Mainland’s Edwardian building boom which
peaked in 1912. Its Edwardian Classic Box design represents a popular trend in residential architecture
during the first decade of the 20th century and was repeated in multiple variations all over the Lower
Mainland as well as in Queen’s Park. Typical of the style, it features a square form, with a dominant hip
roof punctuated by dormers; heavy classical columns and generally restrained ornamentation. As part
of a restoration project in the year 2000 which returned the building to a single-family home (with

1

definitions from the Standards & Guidelines for the Conservation of Historic Places in Canada (2nd edition)
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rental suite) from a boarding house, the exterior was reclad in new clapboard horizontal wood siding
on top of the original layer of similar horizontal wood siding. This project also involved the
replacement of all the building’s wood window sashes with vinyl inserts of the same says configuration.
The current owners, since 2003, have continued to significantly and consistently invest in
improvements and maintenance of the building and its property, taking great care of the historic place.
Notwithstanding its centenarian age, the building’s exterior form remains integral to its original intent
at the time of its construction.

Condition Assessment
Overall the building is in excellent condition.
a. Structure
The exterior building lines are true to the eye, there is no visual evidence of structural distortion or
obvious failures.
b. Foundation
A non-invasive interior and exterior inspection of the visible areas of the foundation, made up of
historic cast stone and concrete block sections dating from 2000 found no signs of moisture ingress or
failure. It appears the foundation is in good condition.

c. General Wood Elements
Exterior wood elements - cladding, trim, soffits and columns all date from 2000 and are in excellent
condition, as are the front and back stairs, railings and porch floors.
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d. Roofing and waterworks
The existing duroid shingle main, dormer and porch roofs are all in good condition. Gutters are in
good condition, functioning adequately.
e. Windows and Doors
The building’s double-paned, energy-efficient vinyl windows are functional and in good condition. The
building’s three doors - front, side and rear are all newer metal doors in excellent condition.

f. Finishes
The painted finish on the exterior dates from 2000 and is in good condition.
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Recommended Conservation Procedures
a. Structure and site - Preservation and Rehabilitation:
Preserve the historic house building structure.
Restore the visibility of the Blackford elevation (north) through the removal of a 15’ high cedar hedge
that obscures the view (of lower two storeys of the house and part of the second storey) from the
street.

left: current view of the north elevation obscured by
a very tall, dense hedge. right: proposed visibility of north elevation, as illustrated in an architectural drawing
after the removal of the hedge. drawing source: Lodge Craft

Rehabilitate the property by replacing the existing garage (dating from 2000) with a lane house
compatible with, distinguishable from and subordinate to the historic main house. While the proposed
lane house design is traditional, in keeping with typical early house styles of the Queen’s Park
neighbourhood, it is distinguished from the historic house through the use of contemporary materials
(metal-clad, casement windows and Hardie cladding) and trim and column dimensions that are slightly
narrower than traditional dimensions. The property’s sustainability will be improved from a two-family
to a three-family property each with separate entrances, private access points and outdoor spaces.

The historic house and proposed lane house coexisting on the property. drawing source: Lodge Craft
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The below site plan illustrates the location of the two dwellings (existing historic house on the right
and proposed lane house on the left). The two areas outlined in red represent the removed elements
(cedar hedge on the right and garage on the left). To the south of the proposed lane house two
parking stalls will be introduced to provide off street parking for the property.

source for site plan: Lodge Craft

b. Foundation - Preservation and Repair:
Preserve the foundation.
c. General Wood Elements - Preservation and Restoration:
Preserve the exterior wood elements.
Restore the existing front stairs railing (turned spindles introduced in 2000) to a solid, siding-clad wall
as per original design as visible in the earliest archival photographs on page 10.

above left: photo of current front stairs railing with turned spindles.
stairs with enclosed wall railing. illustration source: Lodge Craft

above right: illustration of proposed front
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d. Roof and Rainwater Works - Preservation:
Preserve the roof and gutters until complete replacement scheduled (every 18-22 years)
e. Windows and Doors - Restoration:
Restore existing vinyl windows - that face onto
Blackford Street and Fifth Street - to double-hung,
horned sashes as per archival images (see close-up on
the right), by 2027 (within 10 years*). The replica sashes
should match the original windows in the photographs
in width and configuration and should be painted in
Gloss Black (VC-25) or a similarly dark historic colour
(see notes on Finishes conservation below - section ‘g’).
* the vinyl windows, installed in 2000, are in good,
functioning condition. If the major renovation
conducted that year at 318 Fifth Street had followed
Standards and Guidelines for the Conservation of
Historic Places in Canada, the vinyl windows would
never have been introduced. The building nonetheless
w o n a 2 0 0 1 R o y a l C i t y B u i l d e r s A w a rd f o r
Heritage Restoration for the renovation involving the
installation of vinyl windows. The current owners
understand that the HRA’s conservation approach will
follow the Standards and Guidelines and commit to
restoring wood windows on Blackford and Fifth Street
elevations within 10 years from the approval of the HRA.

The original horned, double-hung wood windows in
1999 before they were removed.
source: Shaw family private collection

Restore existing front door assembly to an Edwardian style-appropriate wood door assembly. The
replica front door should be partially or mostly glazed. A salvaged door assembly of the correct
dimensions and style would be appropriate as well. See example photos below of historic Edwardian
front door assemblies (both in Vancouver’s West End neighbourhood.
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f. Cladding and Trimwork - Preservation:
Preserve the building’s cladding and trim work.
g. Finishes - Preservation and Restoration:
Preserve the existing paint job on exterior wood elements, trim work and cladding.
The current colour scheme pre-dates the research on local historic colour schemes (Historical True
Colours for Western Canada) and the availability of the corresponding paint formulas by Benjamin
Moore. It features a medium-toned colour - Benjamin Moore Bordeaux HC-61 (now known as New
London Burgundy) as a body colour - whereas an authentic Edwardian colour scheme would have
involved high contrast dark and light colours.
When repainting, adjust the colour tones to restore a more authentic, high-contrast Edwardian colour
scheme and placement on the exterior which typically consisted of dark body (cladding), light trim
(window and door trim, soffits, corner and facia boards, columns and railing caps) and dark sash
(windows and doors). The option to restore to the original light-body/dark trim and sash paint scheme
(as visible in the earliest archival photographs) would require several additional coats of paint to cover
the dark, current colours - but is an option at any time in the future. see below.
When repainting, use the following guide for correct placement of a historically appropriate Edwardian
colour scheme. Chose from any of the provided options from the True Colours palette to make a
three-colour scheme (body, trim and sash):
Dark body scheme
body

Greens VC-18 to VC-21 Greys VC-23 and VC-26
Reds VC-27 to 30
Browns VC-31 to VC-34

All trim boards* and facia, columns, soffits

Creams and Buffs
VC-1 to VC-8

Window sashes and doors°

Gloss Black VC-35 or one of the body colours

Original scheme
body

Edwardian Creams or Buff
VC-6 or VC-7

All trim boards* and facia, columns, soffits
Window sashes and doors°

Greens VC-18 to VC-21 Greys VC-23 and VC-26
Reds VC-27 to 30
Browns VC-31 to VC-34
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* The moulding around the window and door trim, introduced in 2000, is not an original element to
the house nor is it typical of Classic Edwardian Box houses. As opposed to its current paint
treatment, it should ideally be painted in the same colour as the trim, so that it blends in and
doesn't stand out as a design feature.
° The sash colour will be applied to the new replica wood window sashes and doors when installed.

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.

Proposed Alterations
The proposed alterations to the property as part of its Heritage Revitalization Agreement will improve
the sustainability of the property without negatively impacting its Heritage Value or Character Defining
Elements. Lane houses are a historic form of development which has existed in Queen’s Park since its
establishment in the 1880s. We have records both of Queen’s Park properties that were initially
developed with lane houses at the rear and of Queen’s Park properties that were densified with the
introduction of a lane house years or decades after the lot was first developed. This historic and subtle
form of densification continues to be an excellent method of providing greatly needed housing in
already established neighbourhoods while integrating well into the existing infrastructure and
character of the area.

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.
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Establish a maintenance plan using the information below:
Maintenance Checklist
a.

Site

•

Ensure site runoff drainage is directed away from buildings.

•

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

•

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

b.

Foundation

•

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

•

Ensure perimeter drainage piping is functioning satisfactorily.

•

Inspect basement interior for signs of moisture migrating through foundation walls in the form of
efflorescence (a white powder on concrete) or staining of finishes. A "smell test" for musty air can
indicate a moisture problem.

d.

Wood Elements

•

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

•

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

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

Repainting shall be in historic colours as approved in this plan or with a 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.

•

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

•

Inspect weather stripping for excessive wear and integrity.

f.

Roofing and Rainwater Works

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

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

•

Plan for roof replacement every 18-22.

•

Annually inspect and clean gutters, flush out downpipes. Ensure gutters positively slope to
downpipes, there are no leaks or water splashing onto building.
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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.
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Research Resources
Ancestry.ca - historic genealogical documents for Ewen, Jardine and Munn and families
Archival photographs of the subject house from Bosnjak and Rutkowski ownership - Shaw family private
collection
BC and National Archives
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages (1859-1872) and
baptisms (1836-1888). Archival photographs. Government of Canada Censuses for BC
City of New Westminster
Building permit records - CityViews database, City of New Westminster. Barman, Burton & Cook. 2009. Queen’s
Park Historical Context Statement prepared for the City of New Westminster.
New Westminster Archives
Archival photographs
New Westminster Heritage Preservation Society
2004 guidebook write-up on the Jardine house
New Westminster Public Library
Historic directories, Fire insurance maps, Municipal Voters Lists
Columbian Daily newspaper - various archival editions
Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses of the City As It
Was. Dundurn. pages 46-47
Gottfried, Herbert & Jennings, Jan. 1985. American Vernacular Building and Interiors
1870-1960. Norton & Co. New York.
Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & McIntyre.
New Westminster Daily News newspaper. various archival editions from 1905-1912
Roy, Patricia E. 1989. A White Man’s Province: BC Politicians and Chinese and Japanese Immigrants 1858-1914.
UBC Press. pages 111-112
Vancouver Daily World Newspaper. various archival editions 1888-1924
Vancouver Archives and Vancouver Public Library - archival photographs
Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.
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Britney Quail,
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File:

BP011363

Subject:

228-232 Sixth Street: Review of Pre-1900 Buildings to be Demolished

EXECUTIVE SUMMARY
An application for a Demolition Permit has been received for the building at 228-232
Sixth Street, the former La Rustica/La Spaghterria Restaurant. The buildings on the site
were built in 1890 and 1892, respectively. However, the buildings have since been
heavily modified, and are now in poor condition. The buildings are not legally protected,
and are not listed on the City’s Heritage Register.
Due to the age of the buildings, the Community Heritage Commission is being asked to
provide a recommendation to the Director of Development Services on the application as
part of the City’s Pre-1990 Heritage Review Policy.
Purpose
The purpose of this report is to seek a recommendation from the Community Heritage
Commission on the application for a Demolition Permit for the pre-1900 buildings at 228
and 232 Sixth Street.
POLICY CONTEXT
Pre-1900 Heritage Review Policy
In June 2016, Council approved a revised heritage review policy, which highlights the
City’s interest in retaining New Westminster’s oldest buildings. As such, Demolition
Permit applications for buildings with a construction date of 1899 or earlier would
require a Heritage Assessment, and review by the Community Heritage Commission.
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Demolition Permits are issued by the Director of Development Services, though the
Director may forward the application to Council for further consideration, or
consideration of a temporary protection order.
BACKGROUND
Property Description
The building at 228-232 Sixth Street was originally two separate, two storey residential
dwellings. In 1970, one of the houses was converted to a restaurant. In 1977, the second
house was also converted to restaurant. Since that time, permits have been issued for nine
exterior additions and five interior renovations. The houses were joined in 1985, and as
such are legally considered to be one building. Major renovations have been made to the
building’s facades.
A photograph of the buildings in their current condition is included as Attachment 1.
Figure A: Property Characteristics
Property Characteristic
228 Sixth Street
232 Sixth Street
Age
1890
1892
Site Area
15,354 sq.ft. (1,426 sq.m.)
Total Floor Space
10,068 sq.ft.
(935 sq.m.)
Site Coverage
41.8%
Floor Space Ratio
0.656
Site Context
The subject site is located on the west side of Sixth Street between second and Third
Avenues, bordering a named lane to the south, Welsh Street.
Though the original buildings on this site were designed for residential use, the subject
site is zoned for commercial mixed-use, and is currently vacant. More information
relating to the available development options on the site is included in the section
“Development Opportunity” below.
All properties along the Sixth Street commercial corridor (from Front Street north to
Eighth Avenue) are also zoned commercial, including the sites on the east side of the
street. Directly behind the subject site, there is a low-rise apartment building, containing
42 units. Along the rear block, the properties are all zoned RM-5A (multi-family lowrise). To the north of the site is a mixed-use 15 storey tower with a commercial podium.
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A site location map is included as Attachment 2. Additional photographs of the site are
available in the Heritage Assessment for this property, Attachment 3.
ANALYSIS
Development Opportunity
Zoning Bylaw
The site is zoned C-3A (Community Commercial District (High Rise)). The intent of the
site’s C-3A zoning is to allow for small-site high rise commercial and mixed-use
development including pedestrian oriented commercial businesses and multi-family
residential development. The total Floor Space Ratio (FSR) on any site used for nonresidential purposes would not exceed 1.0. The maximum FSR for the residential use
would not exceed 4.0. The maximum number of units permitted on this site under the
existing zoning would be approximately 55.
As such, the density allowed on this site through the Zoning Bylaw is much higher than
what currently exists on the site.
Density Entitlements
As the site is not subject to heritage protection through a Heritage Designation Bylaw, the
owner is entitled to the density permitted on that site through the Zoning Bylaw. Without
a Designation Bylaw, should the City require that the existing buildings on the site be
retained, it is required that the City demonstrate how the applicant could retain the
building while also achieving the development entitlements associated with the
property’s zoning.
As the existing building has a very high site coverage percentage (more than 40%), on a
small (approximately 15,000 sq.ft.) development site, it would be difficult to achieve the
density permitted on the site by the zoning, without a significant impact on the existing
building.
Potential for Family Friendly Housing Units
Development of the site could allow for a residential use. As such, redevelopment could
provide opportunities for additional housing units in the neighbourhood, within close
proximity to transit and commercial uses. The City’s Family Friendly Housing Policy
would require a development of this size to include at least 30% family-friendly units in
the building (two and three bedroom units).
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Form and Character
Should the site be redeveloped, a Development Permit would be required, which could
guide the form and character of the development to ensure it is appropriate to the
surrounding context.
Heritage Protection Options
No Existing Protection
Neither building is listed on the City’s Heritage Register, the buildings are not located in
one of the city’s Historic Districts, and there are no heritage-related legal protections on
the buildings. As such, no heritage-related permits or Council approvals are required for
development on this site.
Temporary Protection Option
A temporary protection order may be issued by Council for a property that is or may be
considered to have heritage value sufficient to justify its conservation. This can include
properties that are not listed on the Heritage Register.
Without consent of the owner, a temporary protection order may only last 60 days, after
which the permit must be issued.
Protection through Heritage Designation
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. Provisions for the local government to place Heritage
Designation Bylaws on properties are set out in Sections 611-613 of the Local
Government Act.
Heritage Designation does not require owner consent. However, without consent of the
owner, the owner is entitled under Provincial law, to claim compensation for the value of
the property, which would be substantial, as the site is zoned for commercial mixed-use
high-rise development.
DISCUSSION
Heritage Value
As described in the Heritage Assessment, both properties have social value derived from
their association with early long term owners prominent in the community. They also
have community historic value due to their later use as restaurants. Additionally, there is
social value derived from the age of the buildings, as they are reflective of an important

Doc # 1111118

Page 4

City of New Westminster
November 2, 2017

5

era of development in the City, in which residential properties were moved up the hill to
the now Queen’s Park and Brow of the Hill neighbourhoods and away from the
downtown industrial core.
The Heritage Assessment for this house, which includes further information such as
ownership history, original styles and materials, archival photographs, and a preliminary
conditions assessment, is included as Attachment 3.
Building Integrity
Since the 1970s there have been substantial changes made to the buildings. As such, the
principal form and massing of both buildings have been heavily modified. Many of these
exterior changes have been unsympathetic to the original styles of the houses, and
damaged or removed original material. Furthermore, as a result of the changes, few of the
historic architectural details from the original construction era remain on the houses. The
facades and rears of both houses have been heavily altered, though the second storeys
remain relatively intact on the exterior.
The property’s site report, detailing permits issued for the building(s) since 1913, is
included as Attachment 4.
Building Condition
As detailed in the Heritage Assessment, the building is now in very poor condition,
further deteriorating due to vacancy. Based on a preliminary investigation, there is likely
substantial water penetration damaging the siding on the exterior and possibly the
underlying structure.
Reconstruction Required
As the buildings have been substantially altered, little original materials remain, and the
remaining features are heavily damaged, restoration would be very difficult. The
Heritage Assessment indicates that so little material, details or original forms remain and
that the only conservation approach available would be a full reconstruction of the
buildings.
CHC Review
The buildings at 228 and 232 Sixth Street were constructed in 1890 and 1892
respectively, and as such, any proposed changes to the exterior of the buildings are to be
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reviewed by the Community Heritage Commission for consistency of the proposed
changes with the principles of heritage conservation practice.
In light of the application for demolition of pre-1900 buildings, the CHC is being asked
to review the Heritage Assessment (Attachment 3), and make a recommendation to
Council on the application for demolition.
OPTIONS
The following options are available for consideration by the Community Heritage
Commission:
1) That the Community Heritage Commission recommend the Director of
Development Services issue the Demolition Permit for 228-232 Sixth Street;
2) That the Community Heritage Commission provide an alternative
recommendation.

Based on the information presented in the Heritage Assessment, staff recommends
Option1.

________________
Britney Quail,
Heritage Planning Analyst
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Attachment 1
Photographs of the Buildings in Current
Condition

Photograph of 228-232 Sixth Street, Fall 2015

Attachment 2
Site Location Map

City of New Westminster
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.

Attachment 3
Heritage Assessment

HERITAGE ASSESSMENT
228 - 232 SIXTH STREET
NEW WESTMINSTER, BC

Neighbourhood:
Original Owner:
Construction date:
Architect/Builder:
Heritage Status:

228 Sixth Street

228 Sixth Street

232 Sixth Street

Uptown
Charles A. Welsh, grocer
1890
Unknown
Not Designated or
on Heritage Register

Uptown
W. C. Chamberlin, jeweler
1892
Unknown
Not Designated or
on Heritage Register

232Sixth Street

PROPERTY DESCRIPTION
The property addressed as 228 - 232 Sixth Street is a relatively large consolidated parcel near
the corner of Sixth Street and Third Avenue in the Uptown neighbourhood. The property
consists of two wood-frame Victorian historic houses that were redeveloped in the late 1970's
into a commercial restaurant complex. Large additions to the front of the houses to
accommodate the restaurant use virtually obscure their original heritage attributes. Both houses
have been vacant for several years.

PROJECT DESCRIPTION
The City has received an application to demolish the two vacant houses and redevelop the site
for a mid-rise multifamily residential use. Council has requested that a Heritage Assessment be
prepared to assist in evaluating the redevelopment proposal. This Assessment provides
background information on the property, neighbourhood context, a description of the historic
values of the two remaining houses (including character-defining elements) and a preliminary
building condition assessment.

NEIGHBOURHOOD CONTEXT
The property at 228 - 232 Sixth Street is officially within the Uptown neighbourhood but is
situated at the interface of the Queen's Park and Brow of the Hill residential neighbourhoods
and the commercial Uptown area. Shortly after the turn of the century when the houses were
constructed, Sixth Street was a residential extension of Queen's Park, consisting of homes on
large lots. The first owner of 228 Sixth Street reported keeping cattle and horses on the
property. By the 1960's, Sixth Street was a busy commercial corridor linking Downtown and
Uptown New Westminster.
The two houses at 228 and 232 Sixth Street remained in residential use until the 1970s, but
were increasingly surrounded by business and offices as development occurred along the busy
corridor. Single family residential uses have been superseded by commercial development on
the street. The only other historic house remaining on Sixth Street accommodates the Bavarian
House restaurant across the street. As the character of Sixth Street has evolved over time, the
houses at 228 and 232 Sixth Street no longer have a historic relationship with their neighbouring
properties or contribute to the existing street character.
The property is located mid-block on the west side of Sixth Street directly north of Welsh Street,
a narrow lane named after the original owner. The site is now surrounded primarily by a mix of
higher density residential buildings and various commercial uses. Directly north of the property
on Sixth Street is a modern 14 storey brick, stucco and glass residential building with
commercial uses at street level. Another three storey residential building is located across the
street, and includes commercial uses on the main floor. Behind the site to the west is a three
story residential building and one block further west are detached single family houses along 7th
Street.

OWNERSHIP HISTORY
The property addressed as 228 Sixth Street was originally owned by Charles Almeron Welsh
(1866 - 1938) who was the first resident to open a provisions store in New Westminster after the
Great Fire of 1898. Welsh went on to operate a successful chain of grocery stores in New
Westminster and was active in civic affairs, serving as a City Alderman, Police Commissioner,
and Chairman of the Harbour Board. He also managed the New Westminster Salmonbellies in
1908 when the team won the world lacrosse championship. The Welsh family lived in the house
until 1938, after which time it was converted to mixed office and residential use.
The earliest long term owner of 232 Sixth Street was W. C. Chamberlain, who owned a
prominent jewelry store at 621 Columbia Street. The Chamberlin family lived at this address
between 1905 and 1936. After this time, a series of owners and short term renters lived on this
site. Both properties have social value derived from their association with early long term
owners prominent in the community. They also have community historic value due to their later
use as restaurants.

BUILDING DESCRIPTION
228 Sixth Street, constructed at the corner of Sixth Street and Welsh Street, is the larger and
more prominent of the two houses. New Westminster Assessment rolls indicate that the house
was constructed in 1890. It was constructed in the Queen Anne Victorian style of architecture,
characterised by a steeply pitched roof, irregular rooflines and dominant front facing gable.
Additional Victorian features include an octagon shaped turret, the use of patterned shingles
under the eaves and a rounded wrap-around front porch with rounded columns. Elaborate
spindlework was featured under the main front eave dormer and finials appeared on roof
peaks. The house at 228 Sixth Street is similar to several remaining large Victorian houses in
the Queen's Park neighbourhood, such as the Kirk Residence at 333 Third Street. The original
design would have had some aesthetic value for its distinctive architectural style, which was
uncommon and indicative of the prominent family living in the home. However, the markers of its
style have been lost over time due to unsympathetic alterations.
232 Sixth Street was constructed about 1892 in a scaled down High Victorian style of
architecture. Similar to the Pioneer Tent style, this house is characterized by having a steeply
pitched cross gabled roof, recessed front door and partial width front porch. Pioneer Tent is a
common vernacular style of architecture popular in New Westminster at the turn of the century.
HERITAGE VALUE
A building permit was issued in 1970 converting 232 Sixth Street to restaurant use. Construction
included two small shed roof additions to the front and side of the house. The lapped wood
siding was plastered in a rough finish, new multi-paned windows were installed and the roof was
tiled giving the house a somewhat rustic Mediterranean aesthetic. Further additions to both
houses were completed in the mid-1980s to accommodate restaurant uses, including the
construction of a large hexagon shaped gazebo and extensive full width front porch in front of
228 Sixth Street. Additions to the rear of both houses provided additional space for access,
kitchens, storage and venting. The rear yard was paved with asphalt for on-site parking. A low
stone cut fence built along the street face, evident in the historic photo of 228 Sixth Street,
remains but has been covered in plaster and painted.
BUILDING CONDITION
The upper storeys of 228 and 232 Sixth Street remain relatively intact but in poor condition. The
historic value of the ground level front and rear facades has been compromised due to the
construction of large additions. Neither house has benefited from ongoing improvement or
regular maintenance over the past decade and, as a result, they are both in poor physical
condition. At 232 Sixth Street, for example, roof shingles are moss covered and lifting showing
evidence of water penetration. Gutters and downspouts are not functioning. Exterior wood
cladding and shingles are chipped and flaking. Due to inappropriate alterations, both houses
have lost their original form and massing, as well as their relation to the street.
In summary, although social historic value exists due to the age of construction and association
with a prominent owner, little original materials or architectural details remain. There is
insufficient heritage value remaining on the front and rear elevations to warrant restoration. Any
heritage value remaining at 228 and 232 Sixth Street has been heavily compromised by
extensive and unsympathetic exterior alterations to the houses since the1970’s. If these houses
were to be retained and rehabilitated as part of a future development, the treatment would be
considered merely a reconstruction.

A comparison of the two historic houses as they might have appeared originally and as they
look today, much altered, appears on the following pages.

228 Sixth Street
Top photograph undated, could be the 1920s (Source: New Westminster Archives)
Bottom photograph taken October, 2017 (Source: the author)

232 Sixth Street
Top photograph of La Lorraine Restaurant, March 1979 (Source: Dick MacLean’s Guide)
Bottom photograph taken October, 2017 (Source: the author)

Attachment 4
Site Report

Site Development Report
Site
Map Reference

5810000

232 - 228 SIXTH ST

Site Area
Frontage
Average Depth
OCP
Nghbrhd
Zone Cat
Zoning
Landuse Cat
Current Landuse

1,426 sqm (15,354 sqft)
32.00 m (104.99 ft)
45.72 m (150.00 ft)
UC
UPTOWN
Commercial
C-3(C-3A)
Commercial
COMMERCIAL STRATA LOT

Floor Space Ratio
Above Grnd Flrspce
Below Grnd Flrspce
Total Flrspce
Total Coverage
Site Coverage
Num Bldgs
Strata Title
Num Res Units

0.656
803 sqm (8,639 sqft)
133 sqm (1,429 sqft)
935 sqm (10,068 sqft)
596 sqm (6,417 sqft)
41.79%
1
Y
0

Building
Bldg ID: 3059

228/232 SIXTH ST (LA RUSTICA-LA SPAGHTERRIA-LA LORRAINE)

Developer
Architect
Age
Year Moved
Heritage Info

JAMES WELCH

Below Grnd Flrs
Above Grnd Flrs
Mezz Flrs

Num Res Units
Strata
Height
Footprint
Site Coverage

0
Y
0.00 m (0.00 ft)
596 sqm (6,417 sqft)
596 sqm (6,417 sqft)

1
2
0

Floor Space Ratio
Below Grnd Flrspce
Above Grnd Flrspce
Total Flrspce

0.5627
133 sqm (1,429 sqft)
803 sqm (8,639 sqft)
935 sqm (10,068 sqft)

Residentl Flrspce
Residentl Exempt

0 sqm (0 sqft)
0 sqm (0 sqft)

Non Residentl Flrspce 935 sqm (10,068 sqft)
Non Residentl Exempt 0 sqm (0 sqft)

Secondary Suite(s)

Unknown

Registration Year

1890
0
Y

N/A

Heritage - N/A
Permit

Date

Code Subject

Parking
Type: Surface

Small: 3

Regular: 16

Large: 0

Visitor: 0

Total: 19

Summary: All Types

Small: 3

Regular: 16

Large: 0

Visitor: 0

Total: 19

Loading Bays: 1

Thursday, October 26,
Corporation of the City of New Westminster
2017
For Reference Only: The City accepts no responsibility for the accuracy or completeness of this report.
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Permit
Number

Type

Completion

Value

Status

Note

BP011363

BUILDING
PERMITS

OCP00011

PLANNING

DPU00054

PLANNING

ON HOLD TO ALLOW DEVELOPMENT OF
56 UNIT 11 STOREY
RESIDENTIAL

REZ00109

PLANNING

ACTIVE REZONE FROM C-3 TO ALLOW
DEVELOPMENT OF 56 UNIT 11
STOREY RESIDENTIAL

BP008607

BUILDING
PERMITS

Aug 24, 2016

DVP00480

PLANNING

Jul 09, 2008

BP005650

BUILDING
PERMITS

Aug 24, 2016

$5,000

RETIRED TENANT IMPROVEMENT FOR
INTERIOR RENOVATIONS &
BATHROOM ADDITION

BP004753

BUILDING
PERMITS

Aug 24, 2016

$6,000

RETIRED TENANT IMPROVEMENT
APPLICATION - LA
SPAGHETTERIA

DPU00021

PLANNING

Apr 15, 2004

BP000492

BUILDING
PERMITS

Apr 20, 1995

BPH24923

BUILDING
PERMITS HISTORIC

Sep 04, 1992

$62,000

RETIRED ERECT ADDITION TO
RESTAURANT

BPH24907

BUILDING
PERMITS HISTORIC

Aug 25, 1992

$10,000

RETIRED ALTER PARKING LOT

BPH24469

BUILDING
PERMITS HISTORIC

Jul 26, 1991

$6,000

RETIRED ERECT ADDITION TO
RESTAURANT

DVP00106

PLANNING

Oct 11, 1990

BPH22544

BUILDING
PERMITS HISTORIC

Mar 26, 1986

$19,000

RETIRED ERECT ADDITION

BPH22318

BUILDING
PERMITS HISTORIC

Jun 14, 1985

$34,000

RETIRED ERECT ADDITION, COMBINE
RESTAURANTS

RECEIVED DEMOLITION PERMIT
Jul 22, 2015

CANCELLED TO AMEND THE OFFICIAL
COMMUNITY PLAN FROM
MIXED USE TO ALLOW
DEVELOPMENT OF
RESIDENTIAL TOWER

$25,000

RETIRED PERMIT FOR LA SPAGHETTERIA
- KITCHEN CANOPY EXHAUST
UPGRADE/NFPA 96
CANCELLED TO VARY NUMBER OF OFFSTREET PARKING
REQUIREMENTS

DENIED TO ALLOW DEVELOPMENT OF
30 UNIT HOTEL AT REAR
$8,600 COMPLETED TO ALTER RESTAURANT TO
INCLUDE TRAVEL AGENCY
OFFICE.

COMPLETED TO VARY NUMBER OF
PARKING SPACES

Thursday, October 26,
Corporation of the City of New Westminster
2017
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BPH22306

BUILDING
PERMITS HISTORIC

Jun 03, 1985

$75,000

RETIRED ERECT ADDITION

DPZ00024

PLANNING

Jan 18, 1984

BPH20250

BUILDING
PERMITS HISTORIC

May 23, 1979

$92,000

RETIRED ALTER INTERIOR(OLD ROLL
5811000)

BPH20204

BUILDING
PERMITS HISTORIC

Mar 29, 1979

$23,000

RETIRED ERECT ADDITION TO LA
LORRAINE RESTAURANT(OLD
ROLL 5796000)

BPH20088

BUILDING
PERMITS HISTORIC

Nov 20, 1978

$1,800

BPH20004

BUILDING
PERMITS HISTORIC

Sep 09, 1978

$200

BPH19541

BUILDING
PERMITS HISTORIC

May 05, 1977

$40,000

RETIRED CONVERT HOUSE TO
RESTAURANT(OLD ROLL
5796000)

BPH17353

BUILDING
PERMITS HISTORIC

May 07, 1970

$1,000

RETIRED CONVERT HOUSE TO
RESTAURANT(OLD ROLL
5811000)

BPH06316

BUILDING
PERMITS HISTORIC

Aug 26, 1936

$600

RETIRED REPAIR HOUSE(OLD ROLL
5796000)

BPH01965

BUILDING
PERMITS HISTORIC

May 10, 1917

$150

RETIRED CONVERT STABLE TO GARAGE
(OLD ROLL 5811000)

BPH01914

BUILDING
PERMITS HISTORIC

Oct 06, 1916

$550

RETIRED ERECT ADDITION TO HOUSE
(BSMT.)(OLD ROLL 5796000)

BPH01439

BUILDING
PERMITS HISTORIC

Sep 06, 1913

$150

RETIRED ALTER HOUSE(OLD ROLL
5796000)

BPH01248

BUILDING
PERMITS HISTORIC

Apr 04, 1913

$100

RETIRED ALTER HOUSE(OLD ROLL
5811000)

COMPLETED ERECT RESTAURANT
ADDITION; VARY SCREENING
REQUIREMENTS

RETIRED ERECT AWNING(OLD ROLL
5796000)
RETIRED DEVELOP PATIO RAILING(OLD
ROLL 5796000)

Thursday, October 26,
Corporation of the City of New Westminster
2017
For Reference Only: The City accepts no responsibility for the accuracy or completeness of this report.
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

November 2, 2017

From:

Britney Quail,
Heritage Planning Analyst

File:

HER00651

Subject:

224 Sixth Avenue – Heritage Revitalization Agreement Application

PROPOSAL
A Heritage Revitalization Agreement application has been received which would allow
subdivision of a property in the Queen’s Park neighbourhood into two lots, and allow
construction of a new house with a larger Floor Space Ratio (FSR) on the newly created
lot. In exchange, the applicant proposes to retain and restore the 1937 Makepeace House,
which is protected under the Heritage Conservation Area, and further agrees to long-term
heritage protection through both a Heritage Revitalization Agreement and Heritage
Designation Bylaw.
The application was reviewed by the Land Use Planning Committee on October 16,
2017. The Community Heritage Commission is being asked to review the application, in
particular the Statement of Significance, the Heritage Conservation Plan, and the
appropriateness of the proposed infill building to the heritage house.
POLICY AND REGULATIONS
Official Community Plan (OCP) Land Use Designation
The OCP designation for this site is Residential—Detached and Semi-Detached, as
described below:
Purpose: To allow low density ground oriented residential uses including gentle infill
which increases housing choice and retains existing neighbourhood character.
Principal Forms and Uses: Single detached dwellings and duplexes. Single detached
dwellings may also include a secondary suite and/or a detached accessory dwelling unit
(e.g. laneway house, carriage house).
Doc # 898358

Complementary Uses: Lots with single detached dwellings may also include a secondary
suite and/or a detached accessory dwelling unit (e.g. laneway house, carriage house).
Maximum Density: Low Density Residential.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a
property may be eligible for incentives such as a smaller minimum lot size, an increase in
density, or reduced parking requirements, which would make it viable to conserve assets
with heritage merit. A Heritage Revitalization Agreement may also be used to permit the
housing forms listed in Residential – Ground Oriented Infill Housing designation or to
formalize an existing, higher-density land use such as a low rise.
The proposed application complies with the OCP designation for this site.
Zoning Bylaw
The existing zoning for the site is RS-1 (Single Detached Dwelling District). The new lot
which would be created through the subdivision proposed in this application would also
be RS-1. The intent of this district is to allow single detached dwellings, with laneway
houses, carriage houses or secondary suites. Some accessory uses, such as home based
businesses, would also be permitted.
The proposed lot size and alterations for the heritage house conform to the Zoning
Bylaw.
The proposed new house requires relaxations for the lot size, Floor Space Ratio, and
frontage width. As such, a Heritage Revitalization Agreement is required to permit the
proposal. The HRA would create a new “zoning layer” which would specify the aspects
of the RS-1 Zone that would be relaxed.
Heritage Revitalization Agreement
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City
and a property owner for the purposes of heritage conservation. In exchange for longterm legal protection and exterior restoration, certain zoning relaxations, including an
increase in density, are 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.
Standards & Guidelines for the Conservation of Historic Places in Canada
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects
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within the city. HRA proposals are carefully evaluated against it by staff to confirm
compliance.
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.
Queen’s Park Heritage Conservation Area
The subject property is located within the Queen’s Park Heritage Conservation Area. Due
to the age of the existing building, the property is listed in the Advanced category of
protection under the Conservation Area policy. A Heritage Revitalization Agreement, and
subsequent Heritage Designation, would increase the level of heritage protection on the
principal building. This is in line with the goals of the Heritage Conservation Area which
seeks to retain the historic building stock, and streetscape character of the Queen’s Park
neighbourhood.
As part of the Heritage Conservation Area policy, the design of the proposed new house
would be subject to the Queen’s Park Heritage Conservation Area Design Guidelines.
BACKGROUND
Site Characteristics
The subject site is located on the northern most edge of the Queen’s Park neighbourhood
and is a lot with a total area of 10,890 sq.ft. (1,012 sq.m.). The site fronts onto Sixth
Avenue, a busy street, and is relatively flat. The site is one block from the Herbert
Spencer Elementary School to the east, and four blocks from the Sixth and Sixth
commercial area to the west. A site location map is included in this report as Attachment
2.
Project Description
A Heritage Revitalization Agreement (HRA) application has been received which
proposes to subdivide the property into two lots and construct a new house on the newly
created lot. In exchange, the applicant proposes to retain and restore the 1937 Makepeace
House, and agrees to long-term heritage protection for the house through both a Heritage
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Revitalization Agreement and Heritage Designation Bylaw. Both houses would contain
secondary suites.
Preliminary three-dimensional renderings and architectural elevations of the houses, and
the proposed Site Plan and Landscape Plan are included in this report as Attachment 1.
Heritage House
The proposed lot size and renovations for the heritage house conform to the Zoning
Bylaw, and the site’s Official Community Plan (OCP) designation. As a result of the
subdivision, the Floor Space Ratio of the heritage house would increase from 0.235 up to
0.4. The heritage house would continue to have four bedrooms in the principal dwelling.
A two bedroom secondary suite would be added to the basement as part of the HRA. The
design of the suite would be required to comply with the City’s Secondary Suites
Guidelines.
Through the HRA, the heritage house would be Designated, in which future development
is no longer entitled, but could be permitted through a Heritage Alteration Permit.
Proposed New Lot and House
The proposed new house and lot is consistent with the site’s Official Community Plan
(OCP) designation. However, relaxations to the zoning would be required for the lot size,
Floor Space Ratio (FSR), and frontage width. The proposed relaxations are listed in this
report under section “4.2 Project Statistics” (below). The new house would have three
bedrooms, and a Floor Space Ratio of 0.66. The new house is also proposed to contain a
one bedroom secondary suite in the basement, the design of which would be required to
comply with the City’s Secondary Suites Guidelines.
Overall Density Increase
The site is zoned RS-1, which permits a 0.5 Floor Space Ratio (FSR), which could result
in up to 5,445sq.ft. (505.9 sq.m.). The heritage house is currently 2,561 sq.ft. (238 sq.m.)
in size. As such, it is likely possible to build an addition onto the existing house which
would be more than double its size. Retaining the features which give the heritage house
value and ensuring a feasible and good quality design, while incorporating such a large
addition would be difficult to achieve.
The proposed Heritage Revitalization Agreement would retain the external appearance
and original materials of the heritage house on all four sides, which would ensure the
integrity and value of the heritage house. Staff considers the increase in density on the
site, and the increase in Floor Space Ratio proposed for the new house, acceptable in
relation to the heritage benefit of full retention and Heritage Designation of the 1937
Makepeace House.
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Project Statistics & Proposed Relaxations
Below are tables of statistics for the existing lot, followed by tables of relaxations that
would be considered through the HRA for the new house.
The heights, setbacks, and accessory site coverage proposed for the new house are
consistent with the RS-1 zoning. All existing and proposed elements for the heritage
house are all consistent with the RS-1 zoning.
Figure A: Existing Site Statistics
Zoning
OCP Designation
Heritage Conservation Area status
Site Area
Site Frontage
Lot Depth

Existing Characteristics
RS-1 (Single Detached Dwelling District)
RD (Residential Detached and SemiDetached)
Advanced (protected)
10,890 sq.ft. (1,012 sq.m.)
82.51 ft. (25.15 m)
132 ft. (40.23 m.)

Figure B: Existing Heritage House Statistics
Existing Characteristics
2,561 sq.ft. (237.9 sq.m.)
Total Floor Space
1,034 sq.ft. (96.1 sq.m.)
Below Ground Floor Space
0.235
Floor Space Ratio
9.6%
Site Coverage

Figure C: Relaxations Table – Proposed New House and Lot
Required in RS-1
Proposed for
Zoning
New House
6,000 sq.ft.
4,323 sq.ft.
Site Area
(557.4 sq.m.)
(401.6 sq.m.)
34 ft.
33.25 ft.
Site Frontage
(10.4 m.)
(10.1 m.)
2,161.5 sq.ft.
2,785 sq.ft.
Floor Area
(200.8 sq.m.)
(258.7 sq.m.)
0.5
0.66
Floor Space Ratio
35%
27.6%
Site Coverage
2
2
Off-street Parking
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Relaxation
1,677 sq.ft.
(155.8 sq.m.)
0.75 ft.
(0.2 m.)
623.5 sq.ft.
(57.9 sq.m.)
0.16
None
None
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Figure D: Relaxations Table-- Heritage House and Lot
Required in RS-1
Proposed for
Zoning
Heritage House
6,000sq.ft.
6,484.8 sq.ft.
Site Area
(557.4 sq.m.)
(602.5 sq.m.)
37.2 ft.
49.25 ft.
Site Frontage
(11.3 m.)
(15 m.)
3,242.4 sq.ft.
2,630 sq.ft.
Floor Area
(301.2 sq.m.)
(244.3 sq.m.)
0.5
0.4
Floor Space Ratio
35%
21.5%
Site Coverage
2
2
Off-street Parking

Relaxation
None
None
None
None
None
None

Consistency with Context
Lot Size
The proposed lot sizes are consistent with the properties directly adjacent to the site, as
demonstrated in the table below:
Figure F: Lot Size Comparison with Adjacent Properties
Property Description
Lot Size
Adjacent to the east of the subject site
6,534 sq.ft. (607 sq.m.)
Adjacent to the west of the subject site
4,356 sq.ft. (404.7 sq.m.)
Proposed lot for heritage house
6,484.8 sq.ft.(602.5 sq.m.)
Proposed lot for new house (relaxation needed) 4,323 sq.ft. (401.6 sq.m.)
Density and Site Coverage
The properties adjacent to and across the street from the subject property are all single
detached dwellings that range in age from 1908 to 2006, with Floor Space Ratios that
range from 0.239 to 0.564. The property to the east of the subject site has a lot size of
6,534 sq.ft. (607 sq.m.), and the property to the west of the subject site has a lot size of
4,356 sq.ft. (404.7 sq.m.).
The FSR proposed for the heritage house is 0.4, which is below the density entitlement
available under the RS-1 zone, and is consistent with the surrounding properties.
The FSR of the proposed new house lot is 0.66, which is 0.16 higher than available for a
lot of that size under the Zoning Bylaw, and is higher than the FSR of the surrounding
lots. However, independently, the total floor space and the lot size for the proposed new
house are consistent with the adjacent houses. The total floor space is reasonable for a
three bedroom house.
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Below is a table which compares the adjacent properties’ total floor space and FSR with
the proposal:
Figure E: FSR and Floor Space Comparison with Adjacent Properties
Address
FSR Floor Space
Available in RS-1 Zoning
0.50 N/A
214 Sixth Ave
0.35 3,029 sq.ft. (281 sq.m.)
216 Sixth Ave (adjacent to the east)
0.35 2,259 sq.ft. (210 sq.m.)
223 Sixth Ave (north, across the street)
0.50 2,856 sq.ft. (265 sq.m.)
224 Sixth Ave (proposed for heritage house) 0.40 2,785 sq.ft. (259 sq.m.)
Proposed for New House
0.66 2,630 sq.ft. (244 sq.m.)
225 Sixth Ave (north, across the street)
0.44 2,505 sq.ft. (233 sq.m.)
226 Sixth Ave (adjacent to the west)
0.43 1,880 sq.ft. (175 sq.m.)
228 Sixth Ave
0.56 2,456 sq.ft. (228 sq.m.)
Setback
The original siting of the heritage house was further back (south) on the lot than the siting
of the houses on adjacent properties. As part of the proposal, the heritage house would be
moved forward on the lot (northwest) to accommodate the new house. The proposed
location of the heritage house, and the setback of the new house, are both compliant with
the Zoning Bylaw, and are consistent with the surrounding properties.
An illustrated estimate of the setbacks of the houses on either side of the site was
provided by the applicant, and is available in Attachment 4.
DISCUSSION
Heritage Benefit
Heritage Value of Makepeace House
The Statement of Significance indicates that the house has social, cultural, and aesthetic
value. The Makepeace House was constructed in 1937 in the Romantic English Revival
style which was favoured in the Lower Mainland after the turn of the century until the
early 1940s. The style evokes nostalgia and the informal charm of a country cottage. The
wide-spread construction of homes in this style, especially by veterans, is considered to
be a reaction against the experience of war, and a look back to an earlier more idyllic
past. The house is considered to have social value in the community as the home of New
Westminster’s Police Staff Sargent Makepeace, who resided there with his wife from
1939-1980.
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Further historic details and the Statement of Significance for this property, are included in
this report as Attachment 3. Photographs of the house are included in Attachment 3.
Heritage Conservation Work Proposed
Overall, the proposed changes would not impact the character defining elements of the
heritage house, and the heritage value of the house would be preserved.
Through the HRA, the Makepeace house would be moved northwest on the lot from its
existing location, to accommodate for the new house. New foundations, allowing space
for a basement, would be poured. New concrete or stone font entryway stairs would be
required due to the move. In addition, a number of the house’s original elements
including the stucco cladding, wood trim, wood-clad eaves, rafter tails, roof with rolled
edges, chimney, and wood windows and doors on the front façade would be retained and
restored, per the project’s draft Heritage Conservation Plan.
The draft Heritage Conservation Plan does not indicate that wood windows are present or
would be restored on the side and rear elevations. As the property would be Designated,
restoration of all windows would be required. Staff would work with the applicant to
ensure this detail, and other conservation-material related inconsistencies, are confirmed
on the architectural plans, prior to the project proceeding to review by City committees
and public consultation.
Queens Park Heritage Conservation Area Regulation
Under the Heritage Conservation Area, the existing house is protected due to its age
(Advanced category). However, unlike individual property Designation, the existing
density entitlement allowed under the Zoning Bylaw remains. The HRA proposal would
allow development on the site to a similar level as the Zoning Bylaw and simultaneously
would ensure the retention and restoration of the Makepeace House. Retention,
restoration and long-term legal protection of the Makepeace House, as well as the
introduction of sensitively designed new construction, as is proposed in the HRA, is
consistent with the goals of the Heritage Conservation Area policy.
The proposed conservation work, described in the “Heritage Conservation” section
above, is consistent with the Queen’s Park Heritage Conservation Area Design
Guidelines for Protected Buildings, and the Standards and Guidelines for the
Conservation of Historic Places in Canada.
Design of New House and Landscaping
Queen’s Park Heritage Conservation Area Design Guidelines for New Construction
The proposed new house satisfies the requirements of the Design Guidelines for New
Construction as the design is compatible in form, scale, and massing with the historic
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Makepeace house, as well as the other historic houses on either side of the subject site.
Overall, the proposed design would be considered respectful of the traditional style. The
house would be distinguishable as a contemporary building through subtle architectural
detailing and finishes, rather than massing.
Specifically, the roofline of the proposed house has the “recommended” gable on the
front façade, and a pitch similar to other houses on the block. Also, per the
“recommended” category of the design guidelines, the proposed design includes
rectangular massing, an open and elevated lower level porch, and vertically oriented
windows.
Similar to the Heritage Conservation work for the heritage house, materials are not yet
specified for the new house. Materials should be confirmed to ensure consistency with
the design guidelines. This would be resolved by staff working with the applicant through
the HRA process, prior to the project proceeding to review by City committees and
public consultation.
Queen’s Park Heritage Conservation Area Design Guidelines for Private Landscapes
The Queen’s Park Heritage Conservation Area Design Guidelines include a nonmandatory section for landscape design on private property. The proposal satisfies the
requirements of the design guidelines for the level of tree retention, and the layering of
garden beds, low shrub planting, and lawn. Additionally, the proposed pedestrian access
paths from Sixth Avenue, and the custom living fencing fall into the “recommended”
category of the design guidelines.
FEEDBACK FROM THE COMMISSION
The Community Heritage Commission is being asked to review the application, in
particular the Statement of Significance (Attachment 3), the heritage conservation work,
and the appropriateness of the design of the proposed infill building, in relation to the
heritage house.
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 Revitalization Agreement application for 224 Sixth Avenue; or
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2) That the Community Heritage Commission recommends that City Council not
support the Heritage Revitalization Agreement for 224 Sixth Avenue; or
3) Give an alternative recommendation.

________________
Britney Quail,
Heritage Planning Analyst
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Attachment 1
Preliminary Three-Dimensional Renderings
and Architectural Elevations, Proposed Site
and Landscape Plans
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Statement of Significance, Historic
Research, and Photographs

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

:: September 2017

Statement of Significance

Description of Historic Place
The Joseph and Eileen Makepeace House is a one-and-one-half storey, wood-framed dwelling located
on the south side of Sixth Avenue about mid-block between Second and Third Streets in the Queen’s
Park neighbourhood of New Westminster. The asymmetrically designed house is set back in its lot
leaving a generous front yard, and features a side-gabled roof intersecting with a front-gabled wing.
Heritage Values of Historic Place
Built in 1937, the Joseph and Eileen Makepeace House is historically significant for its connection to
the late 1930s and early 1940s development in historic Queen’s Park, a neighbourhood considered the
most prestigious residential area of New Westminster. Although Queen’s Park character is often
defined by its turn-of-the 20th century Victorian and Edwardian homes, this house is significant for its
association with a later wave of residential development which introduced new architectural styles to
the neighbourhood and filled in the remaining unbuilt lots, sometimes through subdivision of larger
properties.
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This house has social heritage value as the purpose-built, long-term Makepeace family residence.
England-born Joseph Laurence Makepeace (1907-1986) served on New Westminster’s police force for
30 years from 1942 until his retirement as Staff Sergeant in 1972. Saskatchewan-born Eileen Margaret
Makepeace (nee McKessock 1915-1991) was a school teacher as were both their daughters Heather
and Jean.
Aesthetically, this building is significant as a good example of the late 1930s residential architectural
trend for Romantic English Revival styles - a favoured house style in neighbourhoods all over the Lower
Mainland until the early 1940s. Popular designs included variations on Tudor Revival, Storybook and as
in the case of the subject house - English Cottage Revival, a style which evokes the informal charm of a
country cottage, and typically features wide, low asymmetrical forms with prominent gable roofs and
chimneys.
The house is valued for its continuous use as a single-family dwelling and a long-term home for only
three local families since construction. The Makepeace family resided here for 43 years until 1980,
followed by Gregory and Patricia McClleland (28 years 1985-2013) and currently by the family of
school principal Phil Cookson and university professor Vandy Britton.
Character Defining Elements
•

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

•

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

•

curved pathway leading from street to house

•

Continuous residential use since 1937

•

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

•

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

•

Projecting front entrance porch with rolled gabled roof

•

Stucco cladding throughout the exterior wall plane

•

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

•

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

•

Narrow window and door wood trims with backband moulding

•

Internal brick chimney with corbeled top
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Historic Background
left: partial view of plate
120 from Goad atlas for
Vancouver (New
Westminster vol III) 1913.
source: New
Westminster Public
Library Special
Collections

The above partial view of a 1913 fire insurance map for New Westminster, shows the subject house’s
immediate area from Sixth to Fifth Avenues (top to bottom) and from Second to Fourth Streets (right
to left). There appear to be several undeveloped lots still available on the eve of World War I, but
there will be a halt in construction from 1913 until the 1920s and 30s due to the lasting economic
downturn sparked by the War. The subject property, undeveloped in 1913, is outlined in red. By 1957,
the date of the subsequent fire insurance map (below), all the lots have been filled in including the
subject lot (constructed in 1937) and its
left: partial view of plates
42 and 43, fire insurance
map for New Westminster
- 1957.
source: New Westminster
Public Library Special
Collections

a d j a c e n t
neighbour at 216
Sixth Avenue
(constructed in
1923).
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Interwar residential development in Queen’s Park
In the interwar years Queen’s Park saw a significant wave of residential development, partially involving
subdivision of some of the larger lots and the introduction of new houses, but in many cases involving
the demolition of the original 1880s or 1890s homes and their replacement with Revival style houses.
Some of this era’s houses were designed by renowned local architects, but many were simply copied
from house plan catalogues of the time. Most of this development occurred between 1937 and 1940.
Below are examples of house plan models from the 1936 Sears Roebuck Modern Homes catalogue one of many available house plan catalogues that influenced house designs such as that of the subject
house. In this catalogue, these designs we today consider English Revival style were called "modern
English" style, and were highly popular models (many buyers bought the materials along with the
plans).

The Parkside 1936 - Model # 13283A

The Wilmore 1936 - Model # 3306
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Research Findings
Civic address: 224 Sixth Avenue, New Westminster BC
Legal description: LOT 31, SUBURBAN BLOCK 10 (LT 32 OF LOT 2 & 3), PARCEL A, PLAN NWP2620
Date of construction: 1937 (New Westminster CityViews permit database)
Builder and Original owner: Joseph Makepeace
Residents/owners:
1938 - vacant
1939 - 1980 Joe and Eileen Makepeace (warehouseman at Kelly Douglas 1939-1941, Police Constable
1942-1950, Police Sergeant 1951-1972. Eileen - secretary @ White Shrine Order of Bethlehem in the
early 1950s and later - teacher)
1981-1984 vacant/no return
1985 - 2012 Gregory and Patricia McClleland - (Air Canada and BC Tel employees)
2013 - current Phil Cookson and Vandy Britton (school principal and university professor)
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Archival Photographs
Police Staff Sergeant Joe Makepeace in his
police car - 1966. New Westminster's coat of
arms were painted on the door of city police
cars that year to mark the 100th anniversary of
the united colony of British Columbia.
source: NWMA IHP10000-2045

The 1947 Police Ball
Committee: from left - B. Skea,
A Cys, J. Makepeace, P.
Mechan, R. Keary, W. Fraser
source: NWPL 1124
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Current Photographs
front view (north)

rear view (south)
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side view (west)

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

context view with its
two neighbours to the
west dating from 1911.
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

November 2, 2017

From:

Mike Watson
Planner

File:

HER00647

Subject:

306 Gilley Street – Heritage Revitalization Agreement Application

PROPOSAL
An application has been received for a Heritage Revitalization Agreement (HRA) to
allow the construction of a duplex, in addition to the existing single detached dwelling, at
306 Gilley Street in the Brow of the Hill neighbourhood. The applicant has proposed to
stratify the three principal units which would have a total Floor Space Ratio (FSR) of
0.78. In exchange, the applicant would restore the existing 1916 house and agree to longterm heritage protection through both a Heritage Revitalization Agreement and a
Heritage Designation Bylaw.
The application was reviewed by the Land Use and Planning Committee on October 16,
2017. The Community Heritage Commission is being asked to review the application, in
particular the Statement of Significance, the Heritage Conservation Plan, and the
appropriateness of the proposed infill duplex to the heritage house.
POLICY AND REGULATIONS
Official Community Plan (OCP) Land Use Designation
The subject site is designated Residential – Ground Oriented Infill Housing in the
Official Community Plan which is described as follows:
Purpose: To allow a mix of ground-oriented infill housing forms which are
complementary to the existing neighbourhood character. Generally forms with a
higher number of units are expected to be located on larger properties. Units can
be attached, detached or a combination of the two.

Doc # 898358

Principal Forms and Uses: Single detached dwellings, single detached dwellings
on a compact lot, duplexes, triplexes, quadraplexes, cluster houses, townhouses,
rowhouses and other equivalent ground-oriented housing forms. Lots with single
detached dwellings may also include a secondary suite and/or a detached
accessory dwelling unit.
Complementary Uses: Home based businesses, small scale local commercial uses
(e.g. corner stores), small scale institutional uses (e.g. child care, care facilities),
utilities, transportation corridors, parks, open space, and community facilities.
Maximum Density: Low density multiple unit residential.
Heritage Assets: Through a Heritage Revitalization Agreement, or similar tool, a
property may be eligible for incentives such as a smaller minimum lot size, an
increase in density, or reduced parking requirements, which would make it viable
to conserve assets with heritage merit. A Heritage Revitalization Agreement may
also be used to formalize an existing, larger scale land use such as a low rise or a
place of worship.
The proposed application complies with the OCP designation for this site.
Brow of the Hill Action Plan
Housing and Growth: This area contains a diverse housing stock, much of which is multifamily. The retention of single detached dwellings is encouraged. New development
should reflect the appearance and characteristics of single detached dwellings, such as
street friendly and ground oriented design.
As such, the proposal complies with the goals of the community plan.
Zoning Bylaw
The subject site is currently zoned Single Detached Dwelling Districts (Small Lots) (RS5) which allows for a single detached dwelling and secondary suite at a total density of
0.5 FSR.
The proposal does not conform to the existing zoning district. As such, a Heritage
Revitalization Agreement is be required.
Heritage Revitalization Agreement
A Heritage Revitalization Agreement (HRA) is a negotiated agreement between the City
and a property owner for the purposes of heritage conservation. In exchange for longterm legal protection and exterior restoration, certain zoning relaxations, including an
increase in density, are considered. An HRA does not change the zoning of the property,
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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.
Standards & Guidelines for the Conservation of Historic Places in Canada
Council adopted the “Standards & Guidelines for the Conservation of Historic Places in
Canada” (“Standards & Guidelines”) in 2008 as a basis for assessing heritage projects
within the city. HRA proposals are carefully evaluated against it by staff to confirm
compliance.
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.
BACKGROUND
Site Characteristics and Context
The subject site is located in the Brow of the Hill neighbourhood and is near the corner of
Gilley Street and Third Avenue. The site has a total area of 530 square metres (5,702 sq.
ft.) and the existing house is 204 square metres (2,193 sq. ft.) and has a Floor Space Ratio
of 0.385. The site slopes slightly from the northeast edge to the southwest edge with a
grade change of approximately three metres (10 feet).
The subject property is located on a named street (Gilley Street) that functions as a lane.
The properties adjacent to and across the street from the subject property are all single
detached dwellings that range in age from 1913 to 1986 with Floor Space Ratios that
range from 0.309 to 0.596. There is also a three storey, multi-unit residential building
across Gilley Street with 25 units and with a Floor Space Ratio of 1.197.
A site context map is attached in Appendix A.
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Table 1: Existing Site Characteristics
Existing
RS-5 Single Detached Dwelling Districts (Small Lots)
Zoning
RGO - Residential – Ground Oriented Infill Housing
Official Community Plan
Designation
530 square metres (5,702 sq. ft.)
Existing Site Area
20.12 metres (66.01 ft.)
Site Frontage
26.33 metres (86.38 ft.)
Lot Depth
Project Description
Overview
The applicant proposes to construct a new building containing two principal units (a
duplex) on the southern portion of the subject property, adjacent to the existing heritage
house which would be retained and restored.
The total proposed FSR for the project is 0.78 (allowable under the RS-5 zone is 0.50)
and a site coverage of almost 38% (allowable is 35%). As such, these items would be
required to be relaxed through the Heritage Revitalization Agreement.
Units and Density
The existing single detached dwelling would not contain a suite and, as such, including
the proposed duplex, the site would contain three principal dwelling units in total. The
property would be a three-unit strata corporation. The heritage house would be restored to
its original single-family use, with the front entrance facing Gilley Street. The duplex
would have a front-to-back configuration, be two-and-a-half storeys, and each unit would
be 132.7 square metres (1,428 sq. ft.). The duplex units are proposed to have three
bedrooms each and, as such, qualify as family friendly, street oriented housing.
Though the zoning for the site would need to be relaxed through the Heritage
Revitalization Agreement, the density and use proposed is compliant with the site’s
Residential Ground Oriented Infill designation in the City’s Official Community Plan,
and is consistent with the Brow of the Hill Action Plan.
Parking
The applicant proposes to provide one parking space per dwelling unit, which would
meet parking requirements for single detached and duplex dwellings. One surface parking
pad for the heritage house would be located in front of the house, and two parking spaces
for the duplex would be provided underneath the new building. A variance to permit the
one parking space for the single detached dwelling to be located within the front setback
would be required.
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DISCUSSION
Heritage Value
The Nellie Mercer cottage is significant for its unusual construction history, and for its
social association with a Newfoundlander community which settled in the neighbourhood
at the turn of the century.
The building was originally constructed as a single-storey store in 1916 by the Mercers,
one of many Newfoundlander families in the immediate area. In 1927, the building was
set back on the property and developed for residential use. A larger store building was
then constructed where the 1916 original sat. Though some major unsympathetic
additions were made to the front and rear of the house since the 1930s, a majority of the
original construction materials remain and could be restored.
Through the proposed Heritage Revitalization Agreement, the 1916 Mercer building
would be legally protected through a Heritage Designation Bylaw, and would be held to a
high maintenance standard, as described in the Heritage Conservation Plan (Appendix C).
A Statement of Significance for the Mercer house is included in the first few pages of the
Heritage Conservation Plan (Appendix C).
Heritage Conservation Work
The Heritage Revitalization Agreement proposes that unsympathetic additions at the front
and rear of the Mercer house would be removed, including a carport and rear deck. The
addition at the front of the house is two storeys and its removal would re-expose the
historic front façade on Gilley Street. The front porch would then be unenclosed and
restored. Reconstruction of front stairs would also be required, and would be based on
historic photographs of the house. Further restoration work would include repair and
replacement in kind of wooden horizontal siding on the second level and gable, wooden
shingles on the first level, and any trim or fascia board.
The proposal would retain all the house’s wooden double hung windows, an art glass
window on the upper floor of the north elevation, the original partially-glazed wood front
door, a red brick chimney, and the shake roof. Two art glass windows and basement
windows on the north elevation would be removed with the additions: they are not
original to the house.
In this proposal, the heritage house would not be moved, though the current position of
the house on the lot is not original (the house was previously moved on the lot in the
1920s). The existing foundations would be retained and reinforced.
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A draft Heritage Conservation Plan which includes further details on the conservation
work proposed is attached as Appendix C.
Design of the Proposed Duplex
The proposed design for the duplex is similar in form, massing and proportions to the
historic house. The roof is a traditional gable at the front and rear, and the massing is
rectangular to match that of the existing heritage house. The duplex is proposed at three
storeys. However, due to the slope of the lot, the height of the duplex is consistent with
the height of the heritage house.
The duplex is would be clad in horizontal siding to reflect the heritage house, though the
siding would have a larger more contemporary exposure. The duplex would also feature
contemporary materials such as fibre-cement and contemporary finishings such as
window trim, glazed doors, and stylized hardware. The openings (windows and doors),
are rectangular, similar to the heritage house, but are inconsistent in their openings and a
feature opening on the front elevation is contemporary stacked vertical windows.
Overall, the design, in accordance with the Standards and Guidelines for the
Conservation of Historic Places in Canada and is cohesive with the heritage house, but
distinguishable as a modern structure.
The proposed architectural drawings are attached in Appendix B.
FEEDBACK FROM THE COMMISSION
The Community Heritage Commission is being asked to review the application, in
particular the Statement of Significance, the heritage conservation work detailed in the
Heritage Conservation Plan, and the appropriateness of the design of the proposed infill
duplex building, in relation to the heritage house.
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 Revitalization Agreement application for 306 Gilley Street; or
2) That the Community Heritage Commission recommends that City Council not
support the Heritage Revitalization Agreement for 306 Gilley Street; or
3) Give an alternative recommendation.
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APPENDICES
Appendix A: Site Location Map
Appendix B: Proposed architectural drawings
Appendix C: Heritage Conservation Plan

________________
Mike Watson,
Planner
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Heritage Conservation Plan

306 Gilley Street, New Westminster, BC
Nellie Mercer Cottage ~ 1927
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Statement of Significance

Description of the Historic Place
The Nellie Mercer Cottage is a one-and-one-half storey (plus basement), wood-frame house located
on Gilley Street just north of the corner of 3rd Avenue, in the historic Brow of the Hill neighbourhood
of New Westminster. The rectangular building is set back on the property and features a front gable
roof running perpendicular to the Street.
Heritage Value of the Historic Place
The Nellie Mercer Cottage is significant for its unusual construction history. First developed in 1916 as
a single-storey store building at the northeast corner of Gilley and 3rd Avenue, it was relocated to its
current siting in 1927 and transformed into a residence.
The subject building’s relocation accommodated the construction of 905 3rd Avenue in the same year,
and both buildings became rental houses owned and managed by Nellie Mercer and family for the
next 44 years. Together, they are associated with the 1920s economic growth and population boom in
New Westminster which saw the filling out of empty lots with hundreds of new residences and the
densification of existing neighbourhoods. Furthermore, they represent the single-family character of
Brow of the Hill before mid-century zoning changes allowed for the construction of apartment
buildings which now dominate the area.
306 Gilley Street is valued for its association with its developer, long-term owner and Brow of the Hill
resident, Newfoundland-born Nellie (Elinor) Mercer (1872-1970) and with the immediate area’s
Newfoundland settlers. The initial store building was constructed by Hezekiah Stead - who like Nellie
Mercer’s husband, William Eugene Mercer, was a Newfoundland-born builder and fisherman. These
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families’ early 1900s residences survive nearby on the 200 block of Ninth Street as does the house of
fellow Newfoundlander Josiah Russell. Together with the 1912 John Mercer Block at 302-306 Tenth
Street, these buildings stand testimony to the existence of a significant Victorian era Newfoundlanders
pocket in Brow of the Hill.
The building has value as an example of an Early Vernacular Cottage - a simple, straightforward and
practical design which suited both its initial commercial intent as well as its second, longer act as a
rental property. Typical of this unadorned working-class style, which was popular all over BC from the
late Victorian era through the Edwardian era, are its 1.5 to 2 storey height, rectangular form, front
gable roof running perpendicular to the street and often a bay or picture window on the main floor.
Much of the 1927 Nellie Mercer Cottage design survives, but is obscured from the street by a twostorey addition, attached to its facade in 1994.
The house at 306 Gilley Street is valued for its historic use as a purpose-built rental house since 1927
as part of the late 1920s development of Lot 3, involving the relocation and adaptation of the subject
building and the construction of a second house, also referred to as the Nellie Mercer Cottage, at 905
3rd Avenue. These two houses were on the same lot owned by the Mercer family for at least 77 years
until 1993, and were rented out to local families in relatively short tenancies for over four decades. The
first resident family in the subject house after its conversion was that of Provincial Police Constable
James E. Paulding. Following Paulding were other working-class families of millworkers, drivers,
salesmen and labourers.
Character Defining Elements
•

continuous residential use since 1927

•

location on Gilley Street behind 905 3rd Avenue in the historic Brow of the Hill neighbourhood

•

setback from the street, closer to the rear of the lot than the front

•

residential form, scale and massing as expressed by its one-and-one-half storey height plus basement, front
porch and upper storey dormers.

•

front gable roof; projecting front porch with gable roof facing Gilley street

•

wood-frame construction, as expressed by its wood siding with cornerboards

•

original window openings with wood double-hung, horned assemblies with divided-light upper sashes;
projecting wood sills.

•

square window and door trim around all openings.

•

original front door opening with partially glazed wood door facing Gilley Street.

•

exterior Early Vernacular Cottage elements including its horizontal wood siding on upper 1.5 storeys; cedar
shingle cladding on basement level; main level picture windows on front; slightly overhanging eaves; simple,
square porch columns.

•

internal brick chimney
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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.
Although parks and public plazas were allocated in
New Westminster’s first plan drawn by the Royal
Engineers in the early 1860s, there was almost no
development beyond the Royal City’s original
northern boundary of Royal Avenue until the 1880s.
See plan (right).
The announcement of the arrival of the CPR to
Vancouver, with a branch line to New Westminster
caused a huge building boom between 1887-1898,
transforming the small town into a real city.
In 1888-89 it was decided to expand the city’s
boundaries to include all the suburban blocks laid Royal Engineers Plan for New Westminster 1861.
out by the Royal Engineers, including Sapperton, source: UK National Archives_CO700_1861
Queensborough and this area now known as Brow
of the Hill. Between 1889 and 1890 City Council
approved the establishment of waterworks in the neighbourhood, established electrical utilities and
proceeded with a street improvement program. Streets were graded, sidewalks installed and
numbered streets and avenues replaced most of the street names on the original 1860s plan. At the
time this below map was drawn in 1892, New Westminster had not only a train station but a streetcar
system, electric street lights, and expanded boundaries well beyond Royal Avenue.

City of New
Westminster map,
by R.J. Williams,
Ottawa. 1892.
source: City of
Vancouver
Archives Map 617
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In Moody’s initial plan for the city, the area west of Eighth Street, today’s Brow of the Hill, was intended
to be a working-class neighbourhood which was originally known as the West End. The area was one
of the city’s first suburban areas with smaller, less grand homes then in Albert Crescent or Queen’s Park
which were intended for upper-class residences. The working-class character of early Brow of the Hill is
reflected in the occupations held by the residents in the subject house and on the immediate blocks
throughout the decades - carpenters, machinists, fishermen, engineers etc. In 1893 Interurban railway
tracks were constructed along Twelfth Street making what was then know as the West End accessible
not only internally on streetcars but as an important stop on the route to Vancouver. In 1906 the larger
remaining land parcels in the area were subdivided into smaller building lots and another wave of
residential development occurred. During WWI, the industrialization of the North Arm of the Fraser
River attracted factory workers to the neighbourhood, changing the type of residences being
constructed to more affordable housing. Further development and densification occurred in the Brow
of the Hill neighbourhood in the 1920s and 1930s, and in the 1950s, joining changes allowed for
apartment housing as an answer to housing shortage post WWII. In the post WWII era the West End
name was transferred to the West End we know today, west of 12th Street. By 1969, apartment
buildings made up 75% of the housing stock in the neighbourhood.

The Eugene William and Nellie Mercer House at 227 Ninth Street, built in 1901. Nellie Mercer brought
up ten children in this house and lived here until her death in 1970. source: Bob_2006 flickr.com
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By the break of WWI, three building waves (1890, 1906 and 1912) had left 3rd Avenue (between 9th
and 10th Streets) practically full on the south side and almost undeveloped on the north side. A
snapshot of the area can be seen on the 1907-1919 fire insurance map (below). The subject property,
known as lot 3 at this time, is outlined in red and a 1-storey store building is marked on it. This is the
1916 structure built by Stead for Nellie Mercer which would be relocated to the back of the property in
1927 and transformed into the 306 Gilley Street house. A selection of other known Newfoundlander
buildings are marked on this map as well. See index below.
Goad’s Atlas for New
Westminster fire
insurance map 1907
revised to 1919. partial
views of amalgamated
plates 9, 14 and 15.
source: New Westminster
Public Library.

1

4
3
2

red outlined property: 907 3rd Avenue - Nellie Mercer store building - 1916 and future site of 306 Gilley
1. 302-306 Tenth st. John Mercer Block - 1912 2. 227 Ninth St. W. E. & Nellie Mercer house - 1901
3. 229 Ninth St. Josiah S. Russell house - 1901 4. 233 Ninth St. Hezekiah Stead house - 1901

_________________________________________________________________________
Ance Building Services :: 739 Campbell Avenue, Vancouver BC V6A 3K7 tel: 604.722.3074 :: Page !7

Heritage Conservation Plan :: 306 Gilley St. New Westminster, BC

:: September 2017

The two Mercer cottages, the subject house at 306 Gilley Street and 905 Third Avenue, were mostly
vacant starting in the early 1970s. This may be related to the death of Nellie Mercer at age 98 in
December 1970, who likely managed the rentals from her close-by residence at 227 Ninth Street.
When the current owners purchased the property in 1993, still owned by the Mercer family until 6
months before, the two buildings were on the same title and had stood vacant for close to two
decades.
The current owners subdivided the lot into two titles and sold 905 Third Avenue in 1993.
They embarked on the rehabilitation and revitalization of 306 Gilley Street which had stood vacant
since the early 1970s. The Mercer family owned several rental properties in the neighbourhood which
were all being sold around the same time. The owners found the subject house quite literally unaltered
since 1927 - including original kitchen, stove, unpainted millwork, doors, windows and hardware. The
only significant evidence of change was a forced-air furnace. Neighbourhood tales recounted that the
Mercer family didn’t allow their tenants to make any changes to their properties.
The 1994 renovation involved a new cedar roof, new gutters, blown-in insulation from the interior,
electrical panel upgrade, the introduction of two gables dormers on the southern roof plane, the
reorientation of the house entrance to the south elevation - facing the yard rather than Gilley Street,
the construction of a gabled front porch at the new entrance and a car-port addition on the Gilley
Street elevation, which over time became an enclosed two-storey structure obscuring the original
entrance and facade.
The interior of the house was painstakingly restored by the owners. The kitchen was improved with the
introduction of built-in cabinets. The house participated on the 1995 New Westminster Preservation
Society’s Heritage Homes Tour, and in 1996 their efforts won them a Heritage Residential Interior
Award from the city’s Chamber of Commerce.
Today, with grown kids and thoughts of retirement, the owners envision further densification of the lot
through infill housing as a natural progression for the property and the neighbourhood.
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Research Findings
Civic address: 306 Gilley Street, New Westminster BC
Legal description: LOT 2 OF 14, 29 & 30 SUBURBAN BLOCK 6, GROUP 1,
Date of construction: 1916 and 1927 (New Westminster CityViews permit database)
Builder: Hezekiah Stead (1916) and likely W. J. Percy (1927). Percy was the builder for 907 3rd in 1927.
Architect: unknown if one
Original owner: Nellie Mercer
Tenants/Residents at 306 Gilley Street
907 3rd Avenue - before relocation
1916 - 1927 - vacant/unknown
306 Gilley Street - after relocation
1929-30 James E. Paulding (Const. BC Police)
1931 - vacant
1932 - Ernest Dodd (millwright)
1933 - David & Jenny F. Bremner (mechanic at Canada Bakery)
1935-40 Ernest R. & Ruby V. Dibble (millworker Canadian Western Lumber)
1945-50 Alvin P. Darrah (driver for Nichols Bros.)
1954 - Robert R. & Jean J. Abbott
1958 - Nick & Kathryn Van Dooyeweert (salesman)
1964-1969 - Joseph Heineman (labourer for City of New Westminster)
1972-1994 - vacant
1995-current - Craig & Val Lawrence - finishing carpenter (Hollingsworth Group), lab technician
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Archival Photographs
Two aerial views of the neighbourhood in 1946 show the subject house marked with an arrow.

source: Vintageairphotos BO-46-267 - 1946

source: Vintageairphotos BO-46-2 - 1946
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front stairs before removal

Photographs from the 1994 renovation showing (top) the porch before and after the front stairs were removed for the
purpose of constructing the car port. (bottom) the renovation close to complete with new gabled porch entrance, dormers
and carport. source: Craig Lawrence
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above:
905 Third Avenue in 1982, built as
a rental property for Nellie Mercer
in 1927 as 907 Third Avenue.
The subject house which shared
the same property until 1993, can
be seen in the background.
right:
a close-up of the subject house
showing the front porch, stairs and
a portion of the south elevation.
source: NWMA IHP 14515
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Current Photographs

partial front and side view
(northwest corner)

front view (from street)
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south side view (with current
front entrance)

north side view
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rear view

view of original front door
and porch ceiling (from
inside addition)
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bird’s eye view. The subject house marked with a red arrow. The garage addition circled in red. source: Bing Maps
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Conservation Objectives
306 Gilley Street will continue on its original site near the corner of Gilley and Third Avenue, in its
current location, and with its detached single-family residential use. A two-storey 1994 addition will be
removed and the facade of the building, as well as its original Gilley Street entrance, will be restored.
The removal of the addition will make the historic building and its most prominent architectural
elements, visible once again from the street. To improve the sustainability of this property and help
finance the conservation and maintenance of the historic building, a two-and-one-half storey duplex
will be introduced to its south. The proposed infill house design is compatible with, distinguishable
from and subordinate to the historic main house. It is inspired in form and proportions by the historic
house, but features contemporary materials, finishings and openings to help represent its 21st century
origins. The large lot will be transformed from a single-family to a three-family property - each with
separate entrances, private outdoor areas and parking spaces. The proposed development does not
affect the Heritage Values nor the Character Defining Elements of the historic place.
Restoration is the overall conservation objective for the historic house.
Rehabilitation is the conservation objective for the property.
Preservation: The action or process of protecting, maintaining and/or stabilizing the existing materials, form and
integrity of an historic place or of an individual component, while protecting its heritage value.
Restoration: The action or process of accurately revealing, recovering or representing the state of a historic place or
of an individual component, as it appeared at a particular period in its history, while protecting its heritage value.
Rehabilitation: The action or process of making possible a continuing or compatible contemporary use of an
historic place or of an individual component, through repair, alterations, and/or additions, while protecting its
heritage value.
The above conservation treatment definitions are taken from the Standards & Guidelines for the Conservation of
Historic Places in Canada (2nd edition).

A proposed site plan (left) shows the
historic house in its original location close
to the northern edge of the lot (yellow)
and the new duplex to its south (blue).
The large lot easily contains both building
as well as three off-street parking spaces two of which are located within the new
duplex building.

source for site plan:
gronlund dare partnership
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The above architectural drawing shows the restored building at 306 Gilley (left) and its proposed new
neighbouring duplex to the south (right) as they would be seen from Gilley Street. The large property
allows for a 12’ separation between the buildings, large enough for vehicle access to two parking
garages incorporated within the duplex.
The below drawing illustrates the current view of 306 Gilley as seen from the street (left), substantially
blocked by the large addition on its front, and the proposed view of the same building (right) in its
proposed restored state, after the removal of the addition and the reconstruction of the front stairs.
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Building Description
The building at 306 Gilley Street is a one-and-one-half storey (plus basement), early vernacular cottage
in the historic Brow of the Hill neighbourhood of New Westminster. Typical of this style, it features a
rectangular form and a front gable roof. Its square columns and front porch spindles express a
restrained ornamentation, whilst its gabled front porch, projecting out from the building, and its
divided light windows are a direct response to the Arts & Crafts and Revival architectural trends of the
1920s. As part of a renovation in 1994, a two-storey addition was introduced on the front of the
building, obscuring the facade, front porch and main entrance. A basement level door was also
introduced on this front elevation, gaining access to the basement level from the garage space in the
addition. This renovation also saw additions on the south elevation consisting of two gabled dormers
and a gabled entrance porch to replace the original entrance porch on the facade. Although these
significant modifications obscure the original design of the building - they are all reversible. The 1994
renovation did not remove exterior architectural elements and historic fabric, but simply blocked them
from view.
Below are two examples of similar historic vernacular house designs taken from house plan catalogues
which were widely available and utilized in the Lower Mainland. The plans and designs were often
adapted to the lot size, and to the client's taste and preferences.

The Straitway - 1916
Sterling System Homes catalogue
source: antiquehomestyle.com

Design B7298 - 1918
C. L. Bowes American Modern Homes catalogue
source: antiquehomestyle.com
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Condition Assessment
Overall the building is in good condition.
a. Structure
Generally, there is no visual evidence of structural distortion or obvious failures. There is a slight sag in
the roof ridge which according to the current, long-term owners dates back decades and does not
appear to be increasing. Furthermore, the structural beams in the basement consist of two sections
that have been cut about mid-way lengthwise. There is evidence of previous structural reinforcing sistering of floor joists towards the back (west) of the basement. A structural engineer’s assessment is
required to determine the integrity of the basement and roof structures and whether any further
reinforcements are needed.

photographs show two of the cases, visible in the basement, where the structural beams are cut right above the posts.

b. Foundation
A non-invasive interior and exterior inspection of the visible areas of the concrete foundation found no
signs of moisture ingress or failure. It appears the foundation is in good condition.
c. Exterior Wood Elements
Cladding - the upper storey and a half is clad
in horizontal wood siding. The visible
cladding on the west side (front) is in fair
condition due to weather exposure and the
failure of the paint which has dried or faded in
many areas. The odd board in the gable here
is chipped or cracked. The siding on the other
elevations is in good condition.
photograph shows the dry, chipped siding in the gable - west elevation
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The basement level is clad in cedar shingles.
The shingles on the south elevation and the
southeast corner are in fair condition due to
weather exposure and fading, dry paint. The
shingles on the north side and west (inside
garage addition) are in good condition.

photographs show the protected shingles (left) inside the garage addition and (right) the shingles near the southeast corner of the
house where weather has caused shrinkage and loss of paint.

Trim, sills, fascia and corner boards - as is the case with the other exterior millwork, the trim boards
on the west and south side of the house are exposed to weather and are thus in rougher shape. In
general these elements are in good condition, except for the west elevation where they range from
fair to poor. Specifically the trim and sill at the gable windows on the facade are in poor condition,
dry, detaching from the building and lacking paint.

photographs show the trim and sills around the windows at
the front gable

soffits - tongue and groove wood soffits are in good condition but rust has started to appear around
nail holes in them.
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d. Roofing and waterworks
The existing cedar shake roof was installed 2 years ago and
is in excellent condition. The rainworks were installed in
1994 and are in functional, good condition.

e. Chimney
The red-brick internal
chimney is in excellent
condition, repointed and
capped 1 year ago.

photographs show the new cedar shake roof (above)
and the recently repointed and capped chimney (left)

f. Windows and Doors*
Windows - the building has a combination of historic double-hung wood windows on the main and
upper levels, new wood casement windows in the dormers and fixed wood windows at the basement
level. Most of the double-hung windows are protected by custom wood storm windows installed over
time since 1994. The windows protected by the storms are in good condition. The windows currently
unprotected by storms - especially the double assembly at the gable and the single windows on the
south elevation are in fair condition (lack of paint and deteriorating putty) due to exposure to weather.
All double-hung windows operate properly. A fixed art glass window on the upper floor of the north
elevation is in good condition. The fixed windows on the south elevation of the basement are in poor
condition. The eastern one has been exposed to weather on the exterior and is located on an
unfinished wall on the interior and is showing signs of moisture ingress. The western window is inside
the garage addition with plywood replacing the glazing. The art glass windows at the 1927 and 1994
porches are not original to the house and are scheduled to be removed as part of the development, as
are the basement windows on the north side of the garage addition.
Doors - The original partially-glazed wood front door survives inside the addition. It is in excellent
condition. Another original, partially-glazed wood door survives in the basement exiting the south
elevation. It is in fair condition due to exposure to the weather. The partially-glazed wood back door
and solid basement front door are not original to the house. They are both in excellent condition.
* see window and door photographs on the next page.
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photographs show
(top left) a triple assembly protected by storm windows on the main level, south elevation
(top middle) a single assembly with no storm, operational but lacking paint
(top right) the original front door, not visible from the street but in original location
(second row left) the eastern fixed wood windows at the basement level
(second row middle) a double hung window on the facade
(second row right) the basement door, panelled
(bottom, right) the basement door to the yard
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g. Finishes
The painted finish on the exterior is in fair to poor condition.
In many areas, especially on the south and west elevations, the
paint is flaking, dry or missing. There is no sheen to the paint
on any area of the building. The lack of a proper paint layer is
exposing many wood and glazed elements to weather and is
allowing for further deterioration of the already damaged
elements. The entire exterior is due for a new paint job first
involving intensive prep work - scraping, sanding, caulking and
priming.

photographs show a close-up of the pealing paint
at the southeast corner of the house at the
basement level as well as dry, thin, dull paint on
the facade at the gable.
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Recommended Conservation Procedures
a. Structure and site - Restoration and Rehabilitation:
Restore the historic building structure to its appearance and configuration in 1927 through:
• the removal of the south facing porch and entrance addition;
• the removal of the two-storey addition at the front;
• the restoration of the front porch and reconstruction of stairs as per archival photographs.
Restore the visibility of the historic building from the street through the removal of the two-storey
addition and vines.
Rehabilitate the property by:
• Retaining a full-height basement door on the front of the house, below the porch;
• Introducing a duplex house to the south which is compatible with, distinguishable from and
subordinate to the historic building to accommodate two additional families on the large property.
The proposed duplex design is inspired by the traditional vertical, gabled form of the historic
building, but is distinguished from the historic house through the use of contemporary materials
(Hardie cladding), casement windows, very narrow trim and a clearly contemporary ground level
entrance.
b. Foundation - Preservation and Rehabilitation:
•

Preserve the foundation

•

Reinforce the concrete foundation on the southern elevation through underpinning to
accommodate the excavation for the duplex and vehicle access at street level.

c. General Wood Elements - Restoration:
•

Repair all exterior wood elements - cladding, shingles, trim, facia, sills and soffits with a thorough
paint preparation (sanding down to sound paint layer, caulking and priming).

•

Replace (in-kind) any individual elements that are damaged beyond repair - especially likely on the
western and southern elevations - with like species, dimensions and profiles of wood.

•

Restore the original front porch by removing the enclosure around it, reconstructing the front porch
railing and front stairs as per archival images. Introduce a handrail to the stairs, compatible with the
front porch railing.
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d. Roof and Rainwater Works - Preservation:
•

Preserve cedar shake roof.

•

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

e. Chimney - Preservation:
•

Preserve brick chimney.

f. Windows and Doors - Restoration and Preservation:
•

Systematically and thoroughly repair all the wood windows and doors in the house with the aid of a
specialized wood window carpenter. Wood windows need to be individually assessed for putty and
glass repair. All windows need thorough paint preparation and painting.

•

Assess, repair and reinstall wood storm windows. Install storm windows where missing with a
priority to protect the windows on the western and southern elevations. Ensure the wood storm
windows are properly painted.

•

Remove basement door on the south evolution to accommodate foundation rehabilitation on that
side of the building.

g. Finishes - Restoration:
Repaint the entire exterior with the aid of a professional exterior painter who specializes in old woodclad buildings. Follow Master Painters' Institute, Repainting Manual procedures, including a thorough
preparation process removing loose paint down to next sound layer (not bare wood) - do not use
powerwashing. Invest ample time in millwork repair, detailed caulking and priming before painting.
Use high quality paint with a mild sheen for the body, medium sheen for the trim and high gloss for
sash and doors.
Colour Scheme:
The following colours are documented historic colours which closely match the colours found in spot
scraping original architectural elements on the house:
Body siding and porch ceiling - VC-16 Comox Sage
Body shingles (basement), window sash and doors - VC-27 Strathcona Red
Trim, eaves, facia, railing and columns - VC-23 Edwardian Pewter
Stairs - Edwardian Porch Grey VC-26

VC-16

VC-27

VC-23

VC-26
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Future Changes
Changes to the building configuration, especially additions, should be carefully considered for minimal
affect on the Heritage Values as embodied in the Character-Defining Elements (CDE) listed in the
Statement of Significance and must be approved through a Heritage Alteration permit.
When repainting, use the following guide for correct placement of a historically appropriate colour
schemes. Chose from any of the provided options from the True Colours palette to make a threecolour scheme (body, trim and sash):
body siding and porch ceiling

Dunbar Grey VC-14, Haddington Grey VC-15,
Comox Sage VC-16, Harris Grey VC-25

Basement shingles

All reds VC-27 to VC-30

Trim, eaves, facia, railings, columns

Edwardian Pewter VC-23,
Oxford Ivory VC-1

Window sashes and doors

All reds VC-27 to VC-30, Gloss Black VC-35,
Comox Green VC-20

Proposed Alterations
The proposed alterations to the property as part of its Heritage Revitalization Agreement will improve
the sustainability of the property without negatively impacting its Heritage Value or Character Defining
Elements and are aligned with the Standards and Guidelines for Conservation in Canada. Infill housing
is a historic form of development which has existed in New Westminster since its establishment in the
1880s. There are records of residential properties that were initially developed with two houses on one
property, as well as properties that were densified with the introduction of an infill house years or
decades after the lot was first developed. The subject property was already densified in this manner by
the original owner in 1927 when 306 Gilley Street was relocated to its current position and 905 Third
Avenue was introduced as infill. The proposed alterations to this property are in keeping with this
historic and precedented approach and represent a sensitive and subtle form of densification which
retains the single-family scale of Brow of the Hill, which was significantly lost on many blocks when
zoning allowed for apartment buildings in mid-century. This historic form of densification continues to
be an excellent method of providing greatly needed housing in already established neighbourhoods
while integrating well into the existing infrastructure and character of the area.
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Maintenance Plan
Following completion of the conservation works, the owner must maintain the building and land in
good repair and in accordance with generally accepted maintenance standards. All work should follow
The Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition). The
local government determines an acceptable level or condition to which the heritage building is
maintained through the Heritage Maintenance Bylaw. As with the Heritage Conservation Plan, such
maintenance standards apply only to the building exterior.
As general upkeep is frequently overlooked and will lead to deterioration of heritage resources,
maintenance standards warrant special attention. Any building should be kept in a reasonable
condition so it continues to function properly without incurring major expenses to repair deterioration
from neglect. The most frequent source of deterioration problems are from poorly maintained roofs,
rainwater works and destructive pests.
Establish a maintenance plan using the information below:

Maintenance Checklist
a.

Site

•

Ensure site runoff drainage is directed away from buildings.

•

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

•

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

b.

Foundation

•

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

•

Ensure perimeter drainage piping is functioning satisfactorily.
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Inspect basement interior for signs of moisture migrating through foundation walls in the form of
efflorescence (a white powder on concrete) or staining of finishes. A "smell test" for musty air can
indicate a moisture problem.
Wood Elements

•

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

•

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

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

Repainting shall be in historic colours as approved in this plan or with a 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
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•

Replace cracked or broken glass as it occurs.

•

Check satisfactory operation of windows and doors.

•

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

•

Inspect weather stripping for excessive wear and integrity.

f.

Roofing and Rainwater Works

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

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

•

Plan for roof replacement every 18-22.

•

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

•

Ensure gutter hangers and rainwater system elements intact and secure.

•

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

g.

General Cleaning

•

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

•

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

•

Windows, doors and rainwater works should be cleaned annually.

•

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

•

Do not use high-pressure washing as it will lead to excessive damage to finishes, seals, caulking
and wood elements, and it will drive water into wall assemblies and lead to bigger problems.
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Research Resources
Ancestry.ca - historic genealogical documents for W. E. & Nellie Mercer family
Archival photographs of the subject house from Lawrence ownership - Lawrence family private collection
BC and National Archives
Indexes to births (1854-1903), marriages (1872-1938), deaths (1872-1993), colonial marriages (1859-1872) and
baptisms (1836-1888). Archival photographs. Government of Canada Censuses for BC
City of New Westminster
Building permit records - CityViews database, 1986 Heritage Inventory Vol II - Brow of the Hill, Barman, Burton &
Cook. 2009. Brow of the Hill Historical Context Statement prepared for the City of New Westminster.
New Westminster Archives
Archival photographs, Building files for 306 Gilley and 905 Third, Tax Assessment rolls for 1916, 1921, 1923 and
1927.
New Westminster Heritage Preservation Society
1994, 1996, 2001 and 2015 Heritage Homes Tour write-ups on 306 Gilley Street, 905 Third Avenue, 229 and 227
Ninth
New Westminster Public Library
Historic directories, Fire insurance maps, Municipal Voters Lists
Columbian Daily newspaper - various archival editions including Elinor Mercer death notice December 24, 1970
(pg 15)
Freund-Hainsworth, Katherine & Hainsworth, Gavin. 2005. A New Westminster Album: Glimpses of the City As It
Was. Dundurn. pages 46-47
Gottfried, Herbert & Jennings, Jan. 1985. American Vernacular Building and Interiors
1870-1960. Norton & Co. New York.
Hayes, Derek. 2005. Historical Atlas of Vancouver and the Lower Fraser Valley. Douglas & McIntyre.
New Westminster Daily News newspaper. various archival editions from 1905-1915
Vancouver Daily World Newspaper. various archival editions 1888-1924
Vancouver Archives and Vancouver Public Library - archival photographs
Wolf, Jim. 2005. Royal City: A Photographic History of New Westminster. Heritage House.
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