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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

May 29, 2018

From:

Hardev Gill,
Planning Technician

File:

HER00668

Subject:

647 Ewen Avenue – Heritage Revitalization Agreement Application

EXECUTIVE SUMMARY
A Heritage Revitalization Agreement (HRA) application has been received which
proposes the development of a five unit townhouse at 647 Ewen Avenue in the
Queensborough neighbourhood. A site location map is attached as Appendix B.
Two of the five townhouse units would be within the existing 1939 Slovak Hall, which is
proposed to be retained and restored as part of this application. Through the HRA, the
Slovak Hall would also be protected with a Heritage Designation Bylaw. The remaining
three townhouse units would be in an addition to the heritage building at the rear, and
would front onto Wood Street. The development is proposed to be accessed from an
existing lane onto an internal driveway at the rear of the property. Each of the five units
would have an enclosed garage. Through the HRA, the applicant is also requesting
variances, as outlined in this report.
Design drawings including architectural elevations and site plan are included in this
report and attached as Appendix A. The applicant has also submitted a design rationale
which has been attached as Appendix D.
The Community Heritage Commission is being asked to review the application, in
particular the Heritage Conservation Plan, Statement of Significance and the design of
the proposed infill townhouses. The Community Heritage Commission is also being
asked to provide a recommendation to Council on whether to support the project.

Doc # 1207002

3

POLICY AND REGULATIONS
Queensborough Community Plan (QCP)
The site is designated Residential – Low Density in the Queensborough Community
Plan (QCP) which is a schedule to the City of New Westminster Official Community
Plan (OCP). The Plan describes the land use designation as:
(RL) Residential – Low Density – this area will include low density residential
uses including single detached houses, houses with secondary suites, duplexes,
detached townhouses, low density multi-family uses, places of worship, and may
contain small scale local commercial uses such as home occupations and corner
stores.
The current OCP land use designation does not allow for attached townhouses. As such,
an OCP text amendment to the RL land use designation is required to facilitate the
proposed attached townhouses. Alongside the Heritage Revitalization Agreement
application, staff is processing an OCP text amendment application.
Natural Hazard Development Permit Area
The property is designated as part of a Natural Hazard Development Permit Area. The
purpose of this policy is to mitigate the potential dangers of flooding. As such, all new
residential construction must comply with the building requirements of the regulation and
obtain a Development Permit prior to construction. The applicant is proposing to meet
the flood control levels required in this regulation for the existing building and new
building (with three townhouses). The underside of the habitable floor space system for
the existing heritage building would be at 3.83 m (12.56 ft) and the new building would
be at 3.53 m.
Zoning Bylaw
The existing zoning for the site is RQ-1 (Queensborough Neighbourhood Residential
Dwelling Districts). Given that the proposal is for townhouse units, the project is being
evaluated against the RT-3 zone (Queensborough Townhouse Districts). As the
application is not consistent with the site’s existing zoning, a Heritage Revitalization
Agreement is required to permit the variances being sought through the proposal.
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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.
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 and 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 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
property must first receive approval from City Council (or its delegate) through a
Heritage Alteration Permit. Provisions for a municipality to place a Heritage Designation
Bylaw on a property is set out in Sections 611-613 of the Local Government Act.
Family-Friendly Housing Policy
The proposed development has fewer than ten units and would not be subject to the
Family-Friendly Housing Bylaw requirements. However, the applicant is proposing a
family-friendly housing project with all units have a two or three bedroom units.
BACKGROUND
Previous Council Direction
Temporary Protection Order
In the spring of 2017, the property owner initiated conversations with the City regarding
future development on this property. A demolition permit application for the Slovak Hall
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was received in July, 2017. On September 6, 2017, the Community Heritage Commission
supported staff’s recommendation for a temporary protection for 60 days. On September
18, 2017, Council issued a Temporary Protection Order to allow for consideration of
future long-term protection options for the property and time to negotiate an appropriate
resolution with the property owner. Since September 18, 2017 staff has been working
with the owner to develop a proposal for the site that would allow for a portion of the
existing Slovak Hall to remain and be included in a new development project on the site.
The Temporary Protection Order expired in November, 2017. The applicant has
continued to work with the City on the proposed development currently being brought
forward for consideration.
HRA Application
The application was reviewed and supported for the purposes of community consultation
by the Land Use and Planning Committee on May 7, 2018.
Site Characteristics and Context
The subject site is located at the corner of Ewen Avenue and Wood Street in
Queensborough. The site is relatively flat and fronts onto Ewen Avenue which is
identified as a “Great Street” in the Master Transportation Plan. The properties adjacent
to and across the street from the subject site consist of single detached dwellings, zoned
RQ-1. Directly across Wood Street is Sukh Sagar Park, four blocks to the east is Old
Schoolhouse Park, and three blocks to the west is the Queensborough Community Centre.
The subject site is also one block south from the Sukh Sagar Sikh Temple. A site location
map is included in this report as Appendix D.
Table 1: Existing Site Statistics
Total Site Area
Lot Frontage
Lot Depth
Total Floor Space
Floor Space Ratio
Site Coverage
Lane Access
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Existing Statistics
9,600 ft²
(892 m²)
80 ft
(24.4 m)
120 ft
(36.6 m)
3,028 ft²
(281m²)
0.315
24%
yes
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PROPOSAL
Project Overview
A Heritage Revitalization Agreement (HRA) application has been received which
proposes the development of five townhouse units. Two of the five townhouse units
would be within the existing 1939 Slovak Hall, which is proposed to be retained and
restored as part of this application. Through the HRA, the Slovak Hall would also be
protected with a Heritage Designation Bylaw. The remaining three townhouse units
would be in an addition to the heritage building at the rear and would front onto Wood
Street.
Preliminary design drawings including architectural elevations and the proposed site plan
are included in this report and attached as Appendix A. The applicant has also submitted
a design rationale which has been attached as Appendix D.
Each of the townhouse units would be ground oriented, and contain three bedroom units
with sizes ranging from of 130.55 m² (1405.27 ft²) to 155.27 m² (1671.36 ft²), meeting
the family-friendly housing policy. Each unit would have private useable open space in
the form of patios. The usable open space accounts for 29% of the entire development
which exceeds the minimum requirement of 10%.
The development is proposed to be accessed from an existing lane onto an internal
driveway at the rear of the property. Each of the five units would have an enclosed garage
for automobile parking at the ground level. There also would be a designated bike storage
area for 10 bicycles.
Proposed Statistics and Variances
Through the HRA the applicant is also requesting variances to the front, rear and side
yard setbacks, site coverage, height, off-street parking, visitor parking, and an
encroachment for the Slovak Hall’s unenclosed porch onto a City road right-of-way.
Below is a table of statistics for the proposal. Elements of the Zoning Bylaw proposed to
be relaxed are highlighted in grey:
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Table 2: Project Statistics and Variances
Attributes
RT-3 Zoning
(Maximum)
Site Area
Total Floor Space
40%
Site Coverage
0.8
Floor Space Ratio
10.7 m (35 ft)
Height
Minimum
3.04 m (10 ft)
Front Yard Setback
4.57 m (15 ft)
Rear Yard Setback
4.57 m (15 ft)
Side Yard Setback
Required
Required: 8 spaces
Off-street parking
Required: 1 space
Visitor Parking
Required: 7 spaces
Bicycle Parking

Proposed

Variances

42.5%
0.8
11.93 m (39.16 ft)
Proposed
0.751 m (2.46 ft)
0.91 m (3 ft)
4.17 m (13.7 ft)
Proposed
5 spaces
0 spaces
10 spaces

2.5%
1.23 m (4.03 ft)
Variances
2.28 m (7.5 ft)
3.66 m (12 ft)
0.4 m (1.31 ft)
Variances
3 spaces
1 space
-

Porch Encroachment
The Slovak Hall has an existing unenclosed porch that encroaches onto the City road
right-of-way by 0.66 m (2.15 ft). The applicant proposes to retain the porch which would
function as one of three entrances to townhouse unit #1. Maintaining the porch is
consistent with maintaining the historic integrity of the front façade of the Heritage Hall.
Staff will continue to review this aspect of the proposal through the development review
process.
DISCUSSION
Heritage Benefit
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.
The proposed HRA would rehabilitate the structure, making it safe and useable. The
HRA also proposes to restore the external appearance and original materials of the 1939
Slovak Hall, which would ensure the integrity and value of the property, and highlight the
history of Ewen Avenue as a culturally diverse and economically important throughway
in Queensborough.
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Heritage Protection
As a condition of the HRA, the heritage Hall would be Designated, which provides longterm legal protection to the building. The Statement of Significance indicates that the
Slovak Hall has historical, social, and aesthetic value, and as such is deserving of
protection. Further historic details and the Statement of Significance for this property, are
included at the beginning of the Heritage Conservation Plan (Appendix C).
Heritage Conservation
Through the HRA, the Slovak Hall would be restored, and rehabilitated as housing. The
two townhouse units in the Hall would be connected to the three new townhouse units at
the rear of the building. The Hall is proposed to be lifted to meet the flood plain
requirements, and new pile concrete foundations would be installed. As such new stairs
and railings would be required to reach the entranceways. Dormers would be installed on
the east and west sides of the roof to add second storey floor space to the units in the
Hall. Additionally, some concealed seismic upgrading would occur.
Original features of the Hall would be restored as follows:
• Preserve original location of building on site, representing the historic commercial
front on Ewen Avenue;
• Restore the front façade;
• Restore existing wooden doors and windows;
• Repair/restore the curved front porch roof and posts;
• Repair the original stucco an wooden lap siding on all four sides and protect with
new paint; and
• Rehabilitate the roof including removal of unsympathetic additions and alterations,
new roof shingles and drainage system to halt water penetration.
Overall, the proposed changes would not impact the character defining elements of the
heritage building, and the heritage value of the Hall would be preserved.
Design of the Townhouse Infill
The three new townhouse units at the rear of the Hall would be contemporary in design,
though have a similar height and overall massing as the Hall. The materials would be
contemporary, such as cementitious siding and vinyl casement windows. However, the
rhythm and vertical orientation of the openings, and the horizontal, dropped style of the
siding should tie into the design elements of the heritage Hall. Architectural elevations,
which show the design of the new townhouses, are included in this report as Appendix A.
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The design is consistent with the Standards and Guidelines for the Conservation of
Historic Places in Canada.
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
townhouse development. The Community Heritage Commission is also being asked to
provide a recommendation to Council on whether to support the project.
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 647 Ewen Avenue; or
2) That the Community Heritage Commission recommends that City Council not
support the Heritage Revitalization Agreement for 647 Ewen Avenue; or
3) Give an alternative recommendation.
APPENDICES
Appendix A: Preliminary Architectural Elevations and Proposed Site Plan
Appendix B: Site Location Map
Appendix C: Heritage Conservation Plan and Statement of Significance
Appendix D: Design Rationale

________________
Hardev Gill,
Planning Technician
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Appendix A
Design Drawings
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Birmingham & Wood Architects and Planners
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Slovak Hall Statement of Significance
647 Ewen Avenue, Queensborough

DRAFT
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Denise Cook Design
denise@denisecookdesign.ca

2

31

City of New Westmisnter
Slovak Hall Statement of Significance

Royal City National Slovak Society Home (Slovak Hall)
647 Ewen Avenue, Queensborough, New Westminster, B.C.
1939

Description of the Historic Place
The Royal City National Slovak Society Home, known as the Slovak Hall,
is a gable-roofed, two-storey stucco-clad building with a false stepped
facade and curved-roof porch facing Ewen Avenue at Wood Street in New
Westminster’s Queensborough neighbourhood. The current building is
comprised of the original gable-roofed structure, plus two extensions off its
north (back) facade.
Slovak Hall in 1982. (NWMA IHP14672)

The legal address of the house is Lot 1&2, Block 27, District Lot 757, New
West District Group 1, Plan 2620, Group 1.

Heritage Values
The Royal City National Slovak Society Home (Slovak Hall) has historical,
cultural, social and aesthetic value as a non-profit cultural society building
constructed by New Westminster’s Slovak community in 1939. Re-purposed
in 1987 as a community day care centre, the building today retains many of
its original exterior materials and details.
The Slovak Hall represents the early arrival of Slovaks in British Columbia,
originally attracted to mining opportunities in the late 1800s, but expanding
to work in logging, sawmills, construction, the steel industry and as farmers.
3
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City of New Westmisnter
Slovak Hall Statement of Significance

Constructed by the Royal City National Slovak Society near the end of the
major period of multicultural immigration to Queensborough (between 1925
and World War II), the Slovak Hall is important for its representation of the
ethnic diversity of Queensborough. Through its early settlement by a wide
cross-section of ethnic groups, the Queensborough neighbourhood became
home to Italian, South Asian, Russian, Japanese, Ukrainian, Czech, Greek,
Scandinavian and Chinese immigrants drawn to local work in fishing, canning,
logging and agriculture.
The Slovak Hall has social value as a representation of the establishment, by
these immigrant groups, of their own cultural districts in Queensborough,
complete with meeting and community halls, as their populations grew to
substantial sizes. Other significant community buildings included a 1919 Sikh
gurdwara, the Italian community’s Roma Hall built in 1931 and the Czech
community’s Tatra Hall dating from 1939.
The location of the Slovak Hall on Ewen Avenue, the principal east/west
commercial street constructed through Queensborough’s original brush and
farmland, is significant because the building became part of an emerging cluster
of often-ethnic commercial, retail and community-oriented institutions in the
immediately surrounding blocks.
A simple rectangular structure, the building is significant for its Colonial
Revival detailing, evidence of a popular style seen in more elaborate examples
in Queensborough in the more economically robust 1920s. The false-front
design was found on nearby Queensborough buildings such as White’s Store
across Ewen Avenue, Tatra Hall, and Howes Clothing and Grocery. As the sole
remaining building on Ewen Avenue exhibiting this style, the Slovak Hall is
important as a rare reminder of other early establishments on Ewen Avenue
and the early ethnic settlement of Queensborough.
Woman in front of Slovak Hall c.1940.
(NWMA IHP6319)

Slovak Hall is valued for its history of adaptive re-use, having been converted
into a daycare centre in 1973, ultimately becoming the Rainbow House
Daycare Centre by 1987.
Character-defining Elements
Site and Setting:
• Original location on the corner of Ewen Avenue and Wood Street in New
Westminster’s Queensborough neighbourhood
• Landmark presence due to its architectural facade
• Siting of the building on its lot immediately adjacent to the street
• Presence of other nearby ethnic cultural centres
Building:
• Simple building style with Colonial Revival detailing that reflects its time
4
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City of New Westmisnter
Slovak Hall Statement of Significance

•
•
•
•
•
•
•
•
•
•

period and location
Wood frame construction
Two-storey rectangular massing with rear additions
Front gable roof form with brick chimney and west gable dormer
Prominent steeply gabled east-facing building wing
Tapered, stepped false-front facade
Open front entry porch with curved ogee pediment roof
Exterior stucco surfacing on prominent facades
Original door and window openings
Original wood windows in a variety of configurations

5
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City of New Westmisnter
Slovak Hall Statement of Significance

Sources
City of New Westminster. New Westminster Heritage Resource Inventory:
Volume 3. Debbie Seto and Lou A. Pelletier for the Heritage Advisory
Committee. 1986.
City of New Westminster. Queensborough Community Plan. 2013.
CityView: City of New Westminster interactive map. archives.newwestcity.
ca/search.aspx
Ewert, Henry. The Story of the B.C. Electric Railway Company. North Vancouver,
BC: Whitecap Books, 1986.
Gatensbury, Steve. Queensborough: Images of an Old Neighbourhood. Delta BC:
Sedge Publishing, 1991.
Haneman, J. T. Pictorial Encyclopedia of Historic Architectural Terms. New York:
Dover Publications, 1984.
Korem, A. “The footsteps of the first Slovaks in British Columbia.” Canadian
Slovak. Issue No. 46, 14 November, 1970.
McAlester,Virginia and Lee McAlester. A Field Guide to American Houses. New
York: Alfred A. Knopf, 2006.
New Westminster Archives photo database. archives.newwestcity.ca/search.
New Westminster City Directories 1939-2000, New Westminster Public
Library.
New Westminster Heritage Commission minutes 06 September 2017.
New Westminster’s Neighbourhoods Historical Context Statement: Queensborough.
Denise Cook Design, Birmingham & Wood, and Jean Barman, 2012.
Queensborough Residential Heritage Inventory. Donald Luxton & Associates. 2010.
REW NEWS. www.rew.ca/news/queensborough-new-westminster-1.2095931
Slovo z Britskej Kolumbie. www.slovozbritskejkolumbie.ca/node/19
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1.0

INTRODUCTION

Address: 647 Ewen Avenue, Queensborough, New Westminster, B.C.
Historic Name: Royal City National Slovak Society Home (Slovak Hall)
Date of Construction: 1939
The Royal City National Slovak Society Home (which hereafter in this report will be called the Slovak
Hall), following a period of several decades of adaptive re-use as a daycare centre, is now pro posed to be rehabilitated to form two residential units as part of a five-unit ground-oriented housing
scheme.
The development proposal makes reference to a Statement of Significance prepared by Denise Cook
Design, which outlines the heritage values and character-defining elements of the building and its sit ing. The proposed development includes the removal of two additions on the north end of the original
hall building, to be replaced with a new north end addition that is three townhouse units facing Wood
Street.
The historic original hall structure is proposed to be set on new foundations with its main floor level
raised to meet New Westminster ’s elevation requirements in the Queensborough floodplain. The char acter-defining gabled roof form and front facade are being retained, as well as the original door and
window openings on the front facade. In order to make the historic structure viable as a component
of the development, dormers will be added on the east and west flanks of the historic gabled building
form, replacing a small gabled dormer currently facing west. The east facing gable-roof building wing
is being retained.
The conservation of the Slovak Hall is based on Parks Canada’s Standards and Guidelines for Con servation of Historic Places in Canada . It outlines the aspects of the building to be preserved,
restored and rehabilitated as part of the overall adaptive re-use rehabilitation.

9
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2.0

CONSERVATION GUIDELINES

2.1 STANDARDS AND GUIDELINES
The Slovak Hall is a significant historical resource in the Queensborough neighbourhood. The Parks
Canada Standards and Guidelines for Conservation of Historic Places in Canada is the source used
to assess the appropriate level of conservation. Under the Standards and Guidelines , the work proposed for the Slovak Hall includes aspects of preservation, restoration, and rehabilitation, as defined
below:
Preservation: the action or process of protecting, maintaining, and/or stabilizing the existing m ateri als, form, and integrity of a historic place or of an individual component of the place, 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 a historic place or an individual component, through repair, alterations, and/or additions, while
protecting its heritage value.
Slovak Hall Interventions
Interventions to the Slovak Hall should be based upon the Standards outlined in the Standards and
Guidelines, which are conservation principles of best practice.
Standards relating to all Conservation Projects:
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 a historic place if its current location is a character-defining element.

2.

Conserve changes to a historic place, which 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 other properties or by combining features of the same property that never
coexisted.

5.

Find a use for a historic place that requires minimal or no change to its characterdefining elements.

6.

Protect and, if necessary, stabilize a historic place until any subsequent intervention
is undertaken. Protect and preserve archaeological resources in place. Where there
is potential for disturbance of archaeological resources, take mitigation measures to
limit damage and loss of information.

7.

Evaluate the existing condition of character-defining element to determine the
appropriate intervention needed. Use the gentlest means possible for any
intervention. Respect heritage value when undertaking an intervention.

10
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8.

Maintain character-defining elements on an ongoing basis. Repair character-defining
element by reinforcing the 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 upon close inspection.
Document any intervention for future reference.

Additional Standards relating to Rehabilitation
10.

Repair rather than replace character-defining elements. Where character-defining
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 char acter of the historic place.

11.

Conserve the heritage value and character-defining elements when creating any new
additions to a historic place and any related new construction. Make the new work
physically and visually c ompatible 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 a historic place will not be impaired if the new work is removed in the
future.

Additional Standards relating to Restoration
13.

Repair rather than replace character-defining elements from the restoration period.
Where character-defining 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.

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.

Conservation References
The following conservation resources should be referred to:
Standards and Guidelines for the Conservation of Historic Places in Canada, Parks Canada,
2010. http://www.historicplaces.ca/en/pages/standards-normes/document.aspx
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3.0

CONSERVATION RECOMMENDATIONS

A condition review of the Slovak Hall was carried out during a site visit in December 2017. The rec ommendations for the preservation and rehabilitation of the historic building are based on the site
review and archival documents that provide some information about the original appearance of the
historic building.
The following chapter describes the materials, physical condition and recommended conservation
strategy for the Slovak Hall based on Parks Canada Standards & Guidelines for the Conservation of
Historic Places in Canada .
3.1 SITE
The Slovak Hall is a small wood-frame building situated tight to the Ewen Avenue property line (the
front porch encroaches onto city property) near the southwest corner of the combined lots that form
the property. The building is two storeys (the second storey is mostly concealed within the gabled
roof form), is designed in a vernacular residential style with a Colonial Revival false front facade,
and is rare institutional style building in the community of Queensborough. The original Hall has had
two additions built onto its north (back) end. The remainder of the site is open, with a few mature
trees. It should be noted that the Ewen Avenue and Wood Street road bads have been raised, leaving
the building looking like it has sunken below street level.
Conservation Strategy: Preservation
•
•

Pres erve the original location of the building. The rehabilitation work should include the
provision for the continuance of the encroachment of the restored front porch.
Pres erve and rehabilitate the exterior façades of the building

3.2 OVERALL FORM, SCALE & MASSING
The overall massing of the original porti on of the Slovak Hall is characterized by a simple gabled
structure with a false front. The building has been built out through several renovations converting
from a hall to daycare space and residential space,. and included additions to the building at the
north end. The front and side porches announce historical entry points into the building.
The simple gabled building form was varied on the east side with a gabled shallow wing, and on the
west side with a small gabled dormer.
The style of the Hall’s front facade is unique and a strong part of the interest in the building, making
it recognizably other than a residential building. The building seems to have been originally con structed with stucco cladding, although the rear face of the front facade is clad with wood siding..
Conservation Strategy: Preservation
•

Pres erve the overall form, scale and massing including roof lines.

•

Pres eerve the historic front façade including faithfulness to original cladding material (stucco
front, wood siding back)

•

The east gable-roofed shallow wing should be preserved and restored.
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5.3 FOUNDATIONS
The foundations of the Slovak Hall are in a decayed state and as such should be replaced to insure
the stability and safety of the building and occupants.
Conservation Strategy: Preservation or Rehabilitation.
•

Existing foundations should be r eplaced with pile/concrete slab foundation. Concrete is a
suitable material.

To ensure the prolonged integrity of the new foundations, all landscaping should be separated from
the foundations at grade by a course of gravel or decorative stones, which help prevent splash back
and assist drainage. New vegetation may assist in concealing the newly exposed foundations, if de sired.
3.4 EXTERIOR WOOD-FRAME WALLS
The exterior walls of the Slovak Hall are clad in stucco, except for the rear face of the false front
facade, which is wood siding. The existing condition of the stucco is poor, often with cracked and
patched areas.
The condition of the rear wall of the false front is fair to poor. Effort should be made to repair what is
possible, otherwise material beyond repair should be replaced with siding to match.
Conservation Strategy: Repair and Restoration
•

Due to the integrity of wood frame structure, the exterior walls should be preserved through
retention and in-situ repair work if at all possible.

•

Pres erve the original wood-frame structure of the historic building.

•

Pres erve original siding, if possible, and clean surface for repainting.

•

Replace damaged siding to match existing in material, size, profile and thickness.

•

Replace damaged stucco with new stucco to match the texture of the existing.

•

Design structural or seismic upgrades so as to minimize the impact to the character-defining
elements.

•

Utilize Alternate Compliance Methods outlined in the BCBC for fire and spatial separations
including installation of sprinklers where possible.

•

Cleaning procedures should be undertaken with non-destructive methods. Areas with
biological growth should be cleaned using a soft, natural bristle brush, without water,to
remove dirt and other material. If a more intense cleaning is required, this can be
accomplished with warm water, mild detergent and a soft bristle brush. High-pressure power
washing, abrasive cleaning or sandblasting should not be allowed under any circumstances.

•

Cladding materials are to be cleaned with a dry natural bristle brush. At no time should a
power washer be used.

•

Where paint is peeling, scrap and remove loose materials in situ. If material is deemed not
stable and is to be removed and reset, anchoring and nailing patterns to be verified with
engineer prior to work being undertaken. Nails are to be set flush to surface. Prime and paint
using colours specified by the heritage consultant.
13
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•

Paints to be compatible with the original materials being used. Linseed oil paint to be used,
or an alternate compatible primer and final finishing paint. A test patch and mock-up
including paint and finishes will be provided, and samples of dressing work if replacement
components are required.

3.5 WOOD TRIM
The wood trims on the exterior of the Slovak Hall includes the front and side porches. The front
porch in particular needs careful repair and/or restoration work.
Conservation Strategy: Restoration
•

Restore the curvilinear front porch roof and its posts supports using the existing wood
members as a guide. Repair any individual members if repair is possible.

•

Restore any existing trim where not beyond repair, and where new material is required, it is
to be visually physically compatible with the original. Combed and/or textured lumber is not
acceptable. Hardi-plank or other cementitious boards and/or panels are not acceptable.

3.6 FENESTRATION
Windows, doors and storefronts are among the most conspicuous feature of the simple Hall. In addi tion to their function — providing light, views, fresh air and access to the building — their arrange ment and design of the windows facing Ewen Avenue is fundamental to the building’s appearance and
heritage value. Each element of fenestration is, in itself, a complex assembly whose function and
operation must be considered as part of its conservation.
Conservation Strategy: Restoration
•

Restore the original wood doors and windows of the building, where new opening do not
preclude the restoration (east and west facades)

3.7 ROOF
The Slovak Hall features a steep sloped roof structure with overhangs and soffits. The roof is cur rently clad in multiple layers of asphalt shingles that are in very poor condition. In addition num er ous projections for antennas, stacks and conduit are clearly visible, and been layered into the roof
assembly, and are causing water leakage on the interior of the building.
Conservation Recommendation: Rehabilitation
•

Pres erve the original design and shape of the roof.

•

The roof should be re-shingled using asphalt shingles, and inconspicuously coloured metal
flashings.

•

Design and install an adequate rain water disposal system and ensure drainage from the site
(eg. with perimeter drainage). Aluminum gutters should be ogee profile, and follow the colour
schedule devised for integration with the project.

3.8 CHIMNEY
The Slovak Hall features a brick chimney.
Conservation Recommendation: Preservation
•

The chimney may be removed.
14
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3.9 EXTERIOR COLOUR SCHEDULE
Part of the restoration process is to finish the building in a historically appropriate colour palett e.
The colour scheme has yet to be researched by the Architect, but a colour scheme based on the Van couver Heritage Foundation’s research i nto early colour palettes for the the Lower Mainland would be
the palette to choose for the historic building. This is found in their True Colours program package.
Prior to final paint application, samples of these colours should be placed on the building to be
viewed in natural light. Final colour selection can then be verified. Matching to any other paint com pany produc ts should be verified by the Architect.
Conservation Strategy: Restoration
•

Restore the finish, hue and placement of applied colour. Complete all basic repairs and
replacements and remove surface dust and grime before preparing, priming and painting. Be
sure that all surfaces to be painted are dry. Scrape and sand painted surfaces only as deep
as necessary to reach a sound base. Do not strip all previous paint except to repair
base-material decay.

•

Paint all areas of exposed wood elements with paint primer. Select an appropriate primer for
materials being painted (e.g. if latex paint is used over original oil paint, use an oil-based
primer).

•

Any substitutions or matching of custom colours shall be reviewed by the Architect. Test
samples will be applied to the building prior to the commencement of painting so that the
colour scheme can be reviewed under field conditions and approved.
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Design Rationale
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A R C H I T E C T S

•

PLANNER S

Partners: Sandra M. Moore, Architect AIBC
James D. Burton, Architect AIBC

15 January 2018
Hardev Gill, CPT, MCIP, RPP
Planning Technician
Development Services
City of New Westminster
511 Royal Avenue, New Westminster, B.C. V3L 1H9
Hardev:
Re:

Slovak Hall Rehabilitation Design Rationale
647 Ewen Avenue, Queensborough, New Westminster

The design of the proposed development follows principles for rehabilitation set out in Parks Canada’s Standards
and Guidelines for Historic Places in Canada, the recognized guide to heritage conservation in Canada. Those
principles recognize that the rehabilitation of historic places is often the most successful way of retaining heritage
values of historic places once those places are no longer needed for their original purposes.
The proposal is to add to and rehabilitate the Slovak Hall, incorporating it into a five-unit residential development,
following the removal of non-valued additions at its north end. The design approach is to alter the original Hall
building so as to make it a viable structure for two of the five residential units. This follows the Standards and
Guidelines principle that the re-use of a heritage building is often the surest route to securing its future, and
therefore its heritage value for future generations.
Rehabilitation of the Slovak Hall
The key character-defining elements of the Hall are found in its original portion, at the south end of the property.
Those elements include:
•
Its siting at the corner of Ewen Avenue and Wood Street, facing Ewen
•
The gabled roof form
•
The false front and curvilinear front porch
•
The side gable facing east
•
The original wood doors and windows
•
Original exterior materials (probably wood siding like what is currently seen on the back side of the
false front)
•
Shed-roofed side entrance, on the facade facing Wood Street
The proposed development incorporates the retention of all these elements, or their reconstruction where original
elements area beyond repair.
Compatible and Distinguishable Alterations and Additions
Recommended conservation measures in the Standards and Guidelines for rehabilitations to historic places
reflect the understanding that changes to historic structures are usually required in order for the historic place to
be a viable contributor to a development. The guidelines call for new work to be compatible but distinguishable
from the original historic building fabric.
For the Slovak Hall rehabilitation, the new portions of the development include a replacement addition to the
rear of the original Slovak Hall, and alterations to the Hall structure that facilitate its reuse as two residential
units. The exterior alterations to the Hall structure include:
•
New dormers to facilitate bedroom space under the original gable roof
•
New door and window openings at the main floor level to accommodate contemporary living
requirements
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These alterations and additions to the old Hall are proposed to be detailed with the same new materials as are
proposed for in the new townhouse addition at the rear, distinguishable from the original building elements, but
given trim and proportioning to make them compatible with the Hall’s original character.
The new townhouses to the rear of the hall are distinguishable for their contemporary form, but made compatible
with the old Hall through compatible massing (the new townhousing attached to the old Hall is of approximately
the same height and overall mass as the old Hall), and compatible use of contemporary siding alongside the oldstyle wood drop-siding of the old Hall. Doors and windows would be of the same material as the new doors and
windows in the old Hall, resulting in compatible and distinguishable door/window treatment throughout the project:
•
original door and window openings in restored materials in the old Hall
•
new door and window openings of new materials with a reflection of traditional detailing in the old Hall
•
new door and window openings of new materials, traditional proportioning in the new additions
Siting and landscape
The heritage values of the historic place are conserved through the retention of the siting and raising of the
Slovak Hall (keeping it viable habitable space). While the Hall will need to be temporarily lifted and shunted
laterally to make way for a new foundation construction, it will be restored to its original location, but at a higher
elevation in order to have it comply with current elevation requirements for habitable space in the floodplain.
Not permanently relocating the Hall to another location on the site allows for the conservation of the street
landscapes, including mature trees in the Ewen Avenue and Wood Street yards, and patio space for each of the
units housed in the heritage Hall. This stable landscaping approach helps display the project’s conservation of
heritage value.
Parking access and garage space
The proposed scheme allows for each unit to have its own internally-connected garage space, leading to the
building visually unencumbered by automobiles.
Attached are the latest version of the schematic plans. We look forward to hearing back from City staff, and are
eager to move to making a permit submission.

Sincerely,

James D. Burton, Architect AIBC
Partner, Birmingham & Wood Architects and Planners
231 Carrall Street, Vancouver, B.C.
604-789-1594
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

May 29, 2018

From:

Britney Quail,
Heritage Planner

File:

HER00676

Subject:

218 Queen’s Avenue – Heritage Revitalization Agreement Application

EXECUTIVE SUMMARY
A Heritage Revitalization Agreement (HRA) application has been received for 218
Queen’s Avenue that would subdivide a Designated heritage property in the Queen’s
Park Heritage Conservation Area into three single-detached dwelling properties. A Site
Context Map is attached as Appendix A. In exchange for the zoning relaxations required
to achieve the subdivision, the applicant proposes to restore and relocate a heritage house
onto each new lot, and protect them both through two new Heritage Designation Bylaws.
The applicant has submitted a proposed HRA site plan which has been attached as
Appendix B.
Heritage houses available for relocation are infrequent, come into availability very
quickly, and often have a short window in which to reach an agreement. Suitable houses
for this project may become available prior to the adoption of the HRA bylaw. As such,
the owner has applied for a Temporary Use Permit (TUP) for the purpose of hosting
suitable houses on the site while the negotiations for the HRA are underway. The TUP is
being considered by Council on May 28, 2017 and an oral report will be provided to the
Commission at the May 29, 2018 meeting. The TUP approach and the HRA were
endorsed in principle by the Land Use and Planning Committee on April 9, 2018.
The Community Heritage Commission is being asked to provide a recommendation to
Council on whether to support the application.
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POLICY AND REGULATIONS
Official Community Plan Land Use Designation
The Official Community Plan (OCP) designation for this site is “Residential: Detached
and Semi-Detached” which allows low density residential, primarily in the form of single
detached dwellings with secondary suites, duplexes, and accessory dwelling units (e.g.
laneway house, carriage house). The OCP also indicates that, through a Heritage
Revitalization Agreement (HRA), 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.
The proposed application is consistent with the OCP designation for this site.
Zoning Bylaw
The existing zoning for the site is RS-1 (Single Detached Dwelling District). The new
lots 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
secondary suites and a laneway or carriage house. No carriage houses are currently
proposed as part of this application, though secondary suites would be permitted in each
new house.
In order to retain the existing Designated heritage house, and provide the lane dedication
being requested by the City, relaxations to the Zoning Bylaw would be required for the
size of two new lots proposed in this application, and for the density of the existing
Designated heritage house on the proposed the third lot. The proposed Heritage
Revitalization Agreement would allow these relaxations.
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

Doc # 1210591

Page 2

49

specific site. Provisions for the local government to negotiate an HRA are set out in
Section 610 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 and Guidelines) in 2008 as a basis for assessing heritage projects
within the city. The goal of the Standards and Guidelines is to promote heritage
conservation best practice while ensuring respectful and sensitive new construction. HRA
proposals are carefully evaluated against it by staff to confirm compliance with these
guidelines.
Heritage Designation Bylaw
A heritage property which is the subject of an HRA is also protected by a Heritage
Designation Bylaw. A Heritage Designation Bylaw is a form of land use regulation that
places long-term legal protection on the land title of a property 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 a municipality to place a Heritage Designation
Bylaw on a property is set out in Sections 611-613 of the Local Government Act.
Queen’s Park Heritage Conservation Area
The subject property is in the protected (Advanced) category of the Queen’s Park
Heritage Conservation Area. However, the existing Heritage Designation and the
proposed Heritage Revitalization Agreement would provide a higher level of protection,
design control, and development regulations than the Heritage Conservation Area. The
additional protection and sensitive infill proposed by this HRA is consistent with the
goals of the Heritage Conservation Area.
BACKGROUND
Site Characteristics
The 1910 house at 218 Queen’s Avenue has been protected through a Heritage
Designation Bylaw since 1993. The house is 5,596 sq. ft. (520 sq.m.) and faces onto
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Queen’s Avenue, mid-block between Second and Third Streets. The lot has dual frontage:
Queen’s Avenue at the front and Manitoba Street at the rear. Overall the lot is relatively
flat, and is very large for a single-detached dwelling, as compared to others in the city.
The Floor Space Ratio (FSR) for the site is 0.247, approximately half of the Zoning
Bylaw entitlement for the site. Below is a table of statistics for the existing site and
house:
Table 1: Existing Site and House Statistics
Existing Statistics
22,617 sq. ft. (2,101 sq.m.)
Total Site Area
85.8 ft.
(26.2 m.)
Lot Frontage
263.8 ft.
(80.4 m.)
Lot Depth
5,596 sq. ft.
(520 sq.m.)
Total Floor Space
0.247
Floor Space Ratio
9%
Site Coverage
Neighbourhood Context
The subject site is located in the southern section of the Queen’s Park neighbourhood.
The site is located three blocks west of Queen’s Park and one block east of Tipperary
Park. A site context map is included in this report as Appendix A.
All neighbouring properties on Queen’s Avenue are zoned RS-1 are single-detached
dwellings. The properties on either side of the Manitoba Street frontage are zoned RS-1
and are single-detached dwellings. However, across the street on Manitoba are two low
rise apartment buildings zoned RM-2, and at the corner of Manitoba and Third Street is
Robson Manor (zoned for institutional use), current home of the Urban Academy School
until it is relocated to 100 Braid Street.
PROPOSAL
Project Overview
A Heritage Revitalization Agreement (HRA) application has been proposed for this site
which would split the large existing lot into three smaller lots, with the largest of the
three lots (proposed at 9,896 sq.ft./919.6 sq.m.) facing Queen’s Avenue, and two
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narrower lots (both approximately 5,653 sq.ft./525.3 sq.m.) facing Manitoba Street. The
proposed site plan is included in this report as Appendix B.
The lot in question has sufficient square footage to redevelop into three lots without
variances under the RS-1 zone, if all three houses were new construction. However, the
property is subject to a Heritage Designation Bylaw and as such the existing house must
be retained. Additionally, through the subdivision, a dedication would be required for an
extension of the lane, from which parking to all three properties would be accessed.
Given these constraints, the property could only be subdivided into two lots without
zoning relaxations. The HRA would authorize those relaxations.
Heritage House Relocation
Generally, HRAs exchange long-term legal protection and exterior restoration of a
heritage house for certain zoning relaxations, including an increase in density or smaller
lot size. In this case, the heritage house on site is already protected through a Heritage
Designation Bylaw, and has been well restored. The heritage component of the HRA
being proposed is the relocation and full restoration of two heritage houses onto the
newly created lots facing Manitoba Street, and protection of each relocated house through
a Heritage Designation Bylaw. Ideally, the houses would be sourced from New
Westminster, or the surrounding region.
Temporary Use Permit
Heritage houses available for relocation are infrequent, come into availability very
quickly, and often have a short window in which to reach an agreement (usually less than
two months). Generally, the site from which the heritage house is purchased is to be
redeveloped in the near future. As such, the houses are infrequently able to be stored at
their original location. There are moving companies who have storage lots for such
houses, though space for a house cannot be guaranteed, and moving the house from its
original location, to a storage lot, and then to its new location, can substantially increase
cost. It is possible that suitable houses for the proposed project may become available
prior to the adoption of an HRA bylaw for the site.
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Should the appropriate heritage house(s), with suitable dimensions be located prior to the
adoption of the HRA, a Temporary Use Permit (TUP) would allow more than one house
on the lot (i.e. to allow both the existing heritage house and one or both relocated houses
to be on the one lot). The Land Use and Planning Committee endorsed the use of a TUP
for this project at their meeting on April 9, 2018.
On May 28, 2018, Council will consider issuing a TUP for this site. This approach means
the applicant would assume the risk of purchasing a heritage house, prior to the
agreement being approved. However, the applicant would not be required to store the
house(s) at an off-site location. The TUP proposed to Council has the following
conditions:
• that the temporary siting of the house(s) be approved by staff, prior to the move;
• that the stored house(s) be vacant;
• that the stored house(s) be secured against vagrancy and to prevent damage;
• that there be no service connections to the stored house(s) (i.e. water, sanitary,
storm, electrical);
• that levelling the site be approved, prior to siting the house(s), but no other
excavation, fill, or foundation work be permitted;
• that the site be secured with perimeter fencing;
• that the site and houses be insured;
• that the houses be regularly monitored; and
• that the applicant source the houses from New Westminster, but may, if no
suitable houses are found in New Westminster within six months, source the
houses from a community within the lower mainland.
Additionally, the TUP under consideration includes conditions that would hold the
applicant responsible for the removal of the house(s) from the site, either through a
second relocation, or through demolition if:
• the HRA was not adopted by Council;
• the subdivision was not approved; or
• the house(s) did not meet the conditions of an adopted HRA.
DISCUSSION
Heritage Benefit
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When Council considers entering into a Heritage Revitalization Agreement (HRA) with a
property owner, one of the objectives is to balance the benefits to the property owner with
the benefits to the public. The proposed HRA would secure Heritage Designation for two
additional heritage homes, which would potentially be demolished if relocation cannot be
achieved. This Designation would provide long-term legal protection for the buildings.
The relocated heritage houses would also be fully restored.
Heritage Revitalization Agreement based on Zoning Provisions
HRAs generally include complete plans for the proposed work with fully dimensioned
drawings, material specifications, and detailed heritage conservation plans. Should the
appropriate heritage houses not be identified prior to the adoption of the HRA, the exact
dimensions of the houses, and the extent of restoration work to be undertaken on each,
would not be available. As such, these elements could not be incorporated directly into
the HRA.
Instead, the HRA would include provisions in the agreement that would require full
architectural drawings sets and heritage conservation plans to be completed once the
houses were identified, prior to the issuance of any Building Permits. Additionally,
though specific dimensions would not be available for each house and lot, the City would
include parameters for the new houses which would cover the zoning elements typically
included in HRAs, such as Floor Space Ratio (FSR), permitted units, yard setbacks,
height, and site coverage. These parameters would be based on the site’s underlying RS-1
zoning, and would function in the same way: as maximum and minimum requirements
for a building. The applicant would be required to identify and relocate houses which
would “fit” within those parameters laid out in the agreement. The parameters would be
based on the RS-1 zone (see Appendix C), though some relaxations may be considered
through the HRA process. This approach to an HRA was endorsed by the Land Use and
Planning Committee on April 9, 2018.
As part of this approach, the applicant would be required to register a No-Separate-Sale
covenant on all three lots, which would only be removed once the heritage work was
completed, if the work was consistent with the HRA, and the Heritage Designation
Bylaws for both new properties were adopted.
Proposed Zoning Relaxations
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Relaxations to the Zoning Bylaw would be required for the size of the two new lots
facing Manitoba Street, and for the density of the existing heritage house (facing Queen’s
Avenue) on its new proposed new lot size. Below is a table of statistics for the proposed
lot sizes, including the relaxations being requested through the HRA:
Table 2: Proposed Lot Areas
Proposed Lots
Frontage
Existing Lot
85.8 ft.
(26.2 m.)
RS-1 Requirement
n/a
Queen’s Avenue Lot
Manitoba Street Lot A
Manitoba Street Lot B
Proposed Lane Area

85.8 ft.
(26.2 m.)
42.9 ft.
(13.1 m.)
42.9 ft.
(13.1 m.)
85.8 ft.
(26.2 m.)

Lot Depth
263.8 ft.
(80.4 m.)
n/a
115.5 ft.
(35.2 m.)
131.9 ft.
(40.2 m.)
131.9 ft.
(40.2 m.)
16.4 ft.
(5.0 m.)

Lot Area
22,617 sq. ft.
(2,101.8 sq.m.)
6,000 sq. ft.
(557.4 sq.m.)
9,896 sq. ft.
(919.6 sq.m.)
5,653 sq. ft.
(525.3 sq.m.)
5,654 sq. ft.
(525.4 sq.m.)
1,415.5 aq.ft.
(131.5 sq.m.)

Relaxation
----None
347 sq.ft.
(32.2 sq.m.)
346 sq. ft.
(32.1 sq.m.)
---

With the lot configurations proposed, the existing Designated heritage house would have
a Floor Space Ratio (FSR) of 0.57, which is higher than the 0.5 FSR permitted in the RS1 (Single Detached Dwelling District) zone.
NEXT STEPS
The Heritage Revitalization Agreement has been endorsed in principle by the Land Use
and Planning Committee. A Temporary Use Permit will be considered for First and
Second Reading by Council on May 28, 2018. An oral report on Council’s direction will
be provided to the Community Heritage Commission by staff at the May 29, 2018
meeting.
Overall, the HRA application is now in its community consultation phase. As part of the
consultation, the project will also be presented to the City’s Advisory Planning
Commission, the Queen’s Park Residents’ Association, and the applicant will host a
public open house. Feedback on the proposal would be collected through all these events,
and incorporated into a report to Council which would likely be presented in the spring of
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2019. Following that, a Public Hearing is required for each of the Heritage Designations
and the HRA bylaw.
FEEDBACK FROM THE COMMISSION
The Community Heritage Commission is being asked to provide comments on the
zoning-based HRA approach, and make a recommendation to Council on whether to
support the application.
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 218 Queen’s Avenue; or
2) That the Community Heritage Commission recommends that City Council not
support the Heritage Revitalization Agreement for 218 Queen’s Avenue.
APPENDICES
Appendix A: Site Context Map
Appendix B: Proposed HRA Site Plan
Appendix C: RS-1 Zoning
Report prepared by:

________________
Britney Quail,
Heritage Planner
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Appendix A
Site Context Map
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This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be
accurate, current, or otherwise reliable.
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Appendix B
Proposed HRA Site Plan
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Appendix C
RS – 1 Zoning
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Single Detached Residential Districts (RS-1)

310
310

Single Detached Residential Districts (RS-1)
.1

The intent of this district is to allow single detached dwellings,
secondary suites, and laneway or carriage houses in residential
neighbourhoods.

Permitted Uses
310

.2

The following principal and accessory uses are permitted in the RS-1
zoning district. For uses accompanied by a checkmark, there are either
Use Specific Regulations in the Conditions of Use within this zoning
district or within the General Regulations or Special Conditions
Sections of this Bylaw.
Permitted Principal Uses

Use Specific
Regulations

Single detached dwellings;
Public utilities;
Women’s transition houses;
Permitted Accessory Uses

Use Specific
Regulations

Uses accessory to any permitted principal uses;
Detached accessory dwelling units;
Home based business;
Secondary suites;
Keeping of not more than four foster children in a
dwelling unit or more than eight child care children on a
site;



Definitions
310

.3

Despite definitions elsewhere in the Bylaw, the following shall be
defined as noted below for the purposes of this Zoning District:

310

.4

Detached accessory area means the numerical value determined by
measuring the horizontal cross-sectional area of detached accessory
buildings and structures on a site including:
(a)
the floor area of all enclosed accessory buildings and structures
including but not limited to garages, detached accessory dwelling
units and sheds; and
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310-1

Single Detached Residential Districts (RS-1)
(b)

the site coverage of all unenclosed accessory buildings and
structures including but not limited to carports, gazebos and
swimming pools,
and calculating the total of all such areas.
.5
310

310

.6

.7

Floor area means the numerical value determined by measuring the
horizontal cross-sectional area of all buildings on a site to the outside of
the outer walls at each storey and calculating the total of all such areas,
excluding:
(a)

the net floor area within the principal building to be used
exclusively for up to two parking spaces, to a maximum of 41.81
square metres (450 square feet);

(b)

any area having a floor to ceiling height of 1.22 metres (4 feet) or
less.

Floor space ratio means the numerical value determined by dividing
the floor area on a site by the site area.

Density - Units
310

.8

One principal dwelling unit is permitted per site.

310

.9

Where an amenity is provided, consisting of building and landscape
design features which conform to City of New Westminster “Design
Standards and Guidelines for Secondary Suites” attached hereto as
Appendix G and forming part of this Bylaw, one accessory dwelling
unit is permitted in the form of a secondary suite. A provision of this
amenity and an increase in the density will only be allowed if all
“Requirements for Secondary Suites” set out in Section 190.29 of this
Bylaw are complied with in all respects.

310

.10

In addition to the principal dwelling unit and a secondary suite, one
detached accessory dwelling unit is permitted.

Density – Principal Building Area
310

.11
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The floor space ratio for the principal building shall not exceed 0.5.
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310-2

Single Detached Residential Districts (RS-1)
Site Area and Frontage
310

.12

A site shall be not less than 557.40 square metres (6,000 square feet) in
area and shall have a frontage of not less than ten percent (10%) of its
perimeter.

Principal Building Envelope
310

.13

All principal buildings and structures shall be sized and sited according to
the following:
Regulation

Requirement

5.79 metres (19 feet), twenty percent (20%) of the
Minimum Front depth of the site, or the average depth of the front
Yard
setback of existing principal buildings on sites on
either side of the site, whichever is less.
Minimum Rear
Setback

7.62 metres (25 feet) or twenty percent (20%) of the
depth of the site, whichever is less.

Minimum Side
Setback

For lots with a frontage of more than 12.19 metres (40
feet), ten percent (10%) of the width of the lot on each
side of the building, or 1.52 metres (5 ft.), whichever is
less.
For lots with a frontage of 12.19 metres (40 ft.) or less,
not less than 1.22 metres (4 ft.)

Maximum
Building Height
Maximum Peak
Height
Maximum Site
Coverage

7.62 metres (25 feet)
10.67 metres (35 ft.) from height datum.
Thirty five percent (35%)

Projections
310

.14
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Projections are permitted in accordance with the relevant provisions of
the ‘Projections into Yards’ portion of the General Regulations section
of this Bylaw, except that projections for detached accessory dwelling
units shall be permitted in accordance with the Laneway and Carriage
House Design Guidelines within the City of New Westminster Official
Community Plan.
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310-3

Single Detached Residential Districts (RS-1)
Attached Accessory Structures
310

.15

The combined area of all attached accessory structures shall not exceed
ten percent (10%) of the site area.

Detached Accessory Buildings Size
310

.16

The maximum permitted detached accessory area is 10% of the site
area.

310

.17

For sites which include a detached accessory dwelling unit, up to 21
square metres (226 square feet) are permitted in addition to the
maximum detached accessory area otherwise permitted, for a detached
carport.

310

.18

The maximum permitted detached accessory area may be increased by
up to 5% of the site area provided that there is a corresponding
decrease in floor area of the principal building and the additional floor
area is within a detached accessory dwelling unit.

Detached Accessory Dwelling Unit Regulations
310

.19

2017 10 02

An accessory building which includes a detached accessory dwelling
unit:
(a)

shall not exceed a detached accessory area of 89 square metres
(958 square feet) in area;

(b)

shall not exceed a height of 7 metres (22.97 feet) as measured
from the base height plane, as established by the Laneway and
Carriage House Design Guidelines within the City of New
Westminster Official Community Plan, to the highest point of
the building;

(c)

shall not be located closer to a lane than 6.71 metres (22 feet),
less the width of such lane;

(d)

shall not be located, nor have access taken from a point closer
than 4.57 metres (15 feet) from the corner of the site at an
intersection of two streets, the intersection of two lanes, or the
intersection of a street and lane; and

(e)

shall not include more than 21 square metres (226 square feet)
for an enclosed garage within the detached accessory dwelling
unit.
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310-4

Single Detached Residential Districts (RS-1)
310

.20

A detached accessory dwelling unit is not permitted where full or
partial dedication is needed from a site for a lane for the purposes of
providing alternate vehicular access from a city collector, arterial or
major road network as identified in the New Westminster Master
Transportation Plan unless:
(a)

a dedication of land or a Statutory Right-of-Way to the City for
the purpose of providing a public access lane of a width not less
than 6.1 metres (20 feet) is provided; and

(b)

an on-site vehicle turnaround is provided in accordance with the
Laneway and Carriage House Design Guidelines within the City
of New Westminster Official Community Plan, so that no
reversing of vehicles onto the city collector, arterial or major
road is required to access the road.

For clarity, these requirements shall include lots with frontage on a
city collector, arterial or major road network, as well as lots which
abut the lane, or would abut a future lane, providing alternate access
from the city collector, arterial or major road network after dedication
or right-of-ways have been provided.
Detached Accessory Building without Detached Accessory Dwelling Unit Regulations
310

.21

Detached accessory buildings that do not contain a detached accessory
dwelling unit:
(a)

shall not exceed one storey, and:
(i) in the case of a peaked roof, no portion of the roof shall
exceed a height of 4.57 metres(15 feet), or
(ii) in the case of a roof having a pitch of 4:12 or less, no
portion of the roof shall exceed a height of 3.6 metres (12
feet);

2017 10 02

(b)

shall not be located in the required front yard;

(c)

shall not be located less than twice the width of the minimum
required side setback from the window of a habitable room on
an adjoining site unless such window is entirely above the roof
line of the accessory building;

(d)

if the detached structure is a garage or carport, it shall not be
located closer to a lane than 6.71 metres (22 feet), less the width
of such lane;
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310-5

Single Detached Residential Districts (RS-1)
(e)

if the detached structure is a swimming pool or swimming pool
enclosure, shall not be less than 1.52 metres (5 feet) from side
and rear site lines;

(f)

shall not be less than 4.57 metres (15 feet) from the corner of the
site at an intersection of a street and lane;

(g)

shall not be less than 1.52 metres (5 feet) from any rear or side
site line bounded by a street;

(h)

shall not have dormers; and

(i)

shall contain no plumbing fixtures other than one toilet and one
sink.

Off-Street Parking and Loading Requirements
310

.22

Off-Street parking shall be provided in accordance with the provisions
of Section 150 of this Bylaw.

310

.23

Despite provisions elsewhere in this bylaw, on sites with a detached
accessory dwelling unit:
(a)
parking spaces may be provided adjacent to windows used for
residential purposes; and
(b) parking spaces may be laid out such that a vehicle is required to
reverse for more than 10.06 metres (33 feet) to access a highway,
unless an on-site vehicle turnaround is required by this district.

310

.24

Bicycle Parking is not required to be provided.
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More Aerial Examples

April Meeting
Wednesday, April 18, 2018, at 7:30 pm
At Century House, 620 8th Street, New Westminster
Aerial photographs of New Westminster
This
presentation will look at aerial photos showing much of the
City's area. Some aerial photos were part of the January
miscellaneous images program and a number of people asked
for more of this type of image. This is most definitely possible
and April’s presentation will feature a selection of views
covering quite broadly, the city of New Westminster. Aerial
photographs can offer, through the elevated aspect of the view,
interesting details of a particular area, the patterns of the
landscape in question, and instances of change and evolution
of the same landscapes. Many such examples will be part of
this presentation.
An Aerial Photo Example

This view is from the summer of 1960 showing the schools on
the site of what is known today as New Westminster
Secondary School (NWSS). In this photo the then, two
separate schools, Vincent Massey Junior High (right) and
Lester Pearson High (left), can be seen with the school offices
and steam plant in the middle. The schools here are separate
but would be joined as one unit later in the 1990s. Moody Park
is in the foreground and the large forested area in the righthand
corner of the block is the site of the Loyal Protestant Home.
(Photo: NWPL #2558)

This photo of the New Westminster waterfront circa 1950 gives an
excellent impression of the docks built out over and along the river, the
width of Front St and the railroad tracks, and the layout of the
waterfront near the downtown streets and buildings. A very nice way to
“see” a specific section of a community. NWPL photo #677

May Meeting
Wednesday, May 16, 2018 at 7:30 pm
At Century House, 620 8th Street, New Westminster
Victoria Day and the Anvil Battery Salute
This
presentation will offer an overview of the Victoria Day
festivities in New Westminster and its local long-term
connection with the Ancient and Honourable Hyack Anvil
Battery. Victoria Day was first held in New Westminster in
1859, the year that the city was founded, and this special day
has continued to the present time. The Anvil Battery, with its
salute using anvils and gunpowder, became linked to this
celebratory event a few decades after the first one here and
remains integral to the honouring, as carried out today, of the
reigning monarch and the memory of Queen Victoria. This
program will include items from the Battery’s ongoing
research project into its history as well as many anecdotes
from that history and from the story of the local Victoria Day.

An interesting view of the city of New Westminster looking
from over the North Arm of the Fraser River towards the
northeast with Royal Ave being the dominant road crossing the
city. The three major roads running across the photo from
foreground to background, right to left, are Agnes St, Royal
Ave, and Queens Ave. Saint Mary’s Hospital is seen in the top
right corner; City Hall and The Armoury are in the upper
middle; and John Robson Elementary in the left middle. The
street on an angle running from the left margin to a corner with
Royal Ave, was Simcoe St (no longer there), and the corner is
Royal at 8th St. The row of trees along the back margin of the
image are those of Queen’s Park and the Woodland’s School.
(This circa 1960/65 photo is from the Our Forgotten Past
collection.)
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Quote From New Westminster’s Past
The advertisements below are from the local newspaper of
April of 1888 and offer a diverse set of items. In the first one a
local merchant was announcing that he was the representative
of a new set of household needs.

Looking for a place to live? This advert was promoting such a
place in the centre of downtown.
North Saanich, for those who are uncertain of its location, is
the land on which one arrives on the BC Ferries at Swartz Bay
on your way to Victoria. The first little town you come to on
such a trip is Sidney. BC.
Victoria Day 2018

Across the river from New Westminster was an area known as
Brownsville where the ferry connected with Surrey. This
advert was noting a job opportunity to work on the ferry dock
at that site.

Remember that Victoria Day is on Monday, May 21, 2018,
and that in New Westminster, the Victoria Day Salute will be
fired by the Ancient and Honourable Hyack Anvil Battery,
beginning at noon precisely with 21 “shots”. Watch for
announcements leading up to this traditional event.
Also note that the May Historical Society presentation is on
the topic of Victoria Day and the Anvil Battery’s connection
with this special day. This will give those in attendance at this
program the opportunity to learn of a number of features and
anecdotes related to the Day and then by attending the Salute
itself, see it all “in action”.

The last advert in this set from 1888 shows a business in North
Saanich on Vancouver Island that was interested in supplying
a variety of nursery items. This item is on the top of the next
column.
An Easter Card From the 1940s

The Story of Piers Island
One of the islands that you sail past on BC Ferries near Swartz
Bay is Piers Island. A question a few months ago regarding
which island in this general location had a connection to the
BC Penitentiary and if there was a book on its history was
answered, Piers Island and yes there is a book.
The book of 150 pages titled Piers Island, A Brief History of
the Island and Its People, 1886 – 1993, is written by A Harold
Skolrood, and was published in 1995. The book has lots of
information that is both early and current, a map or two, and
many photographs. Well worth looking up if you want to know
about that particular island that you sail past on your ferry trips
out of Swartz Bay.
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Ready for a Royal Visit Salute

May Meeting

Here we see the Anvil Battery behind New Westminster City
Hall awaiting the arrival of Queen Elizabeth and Prince Philip
during the Royal visit of 1983.

Wednesday, May 16, 2018, at 7:30 pm
At Century House, 620 8th Street, New Westminster
Victoria Day and the Anvil Battery Salute
This
presentation will offer an overview of the Victoria Day
festivities in New Westminster and its local long-term
connection with the Ancient and Honourable Hyack Anvil
Battery. Victoria Day was first celebrated in New Westminster
in 1859, the year that the city was founded, and this special
day has continued to the present time. The Anvil Battery, with
its salute using anvils and gunpowder, became linked to this
celebratory event a few decades later and remains integral to
the current honouring of the reigning monarch and the memory
of Queen Victoria. This program will include items from the
Battery’s ongoing research into its history as well as many
anecdotes from that history and from the story of the local
Victoria Day.

[Our Forgotten Past Collection]

June Meeting
Wednesday, June 20, 2018 at 7:30 pm
At Century House, 620 8th Street, New Westminster

The Anvil Battery Salute in 1954 took place downtown near the foot of
8th St. Note that the anvils are on the railroad tracks and in the
background across Columbia St we can just make out the Mc and Mc
Store and Fogg Motors.

Voting and Elections in Early New Westminster
Do you vote and actively take part in our community
elections? Civic elections in New Westminster have gone on
since the first years of the town’s existence but while the
action of some people voting and others being elected is
generally the same, the overall process, was and looked, very
different. The June presentation will look at the beginning of
voting and elections in this city. This is an interesting,
colourful, and very entertaining study. This look at the early
electoral history of New Westminster will be brought to us by
Dale Miller, well versed in the topic and an historian who has
uncovered many wonderful anecdotes about early elections,
how they were run, who ran for office, and at the end of it all,
how it all seemed to work. This is a great topic, excellent
speaker, and will be a lot of fun.

Victoria Day 2018
Remember that Victoria Day is on Monday, May 21, 2018,
and that in New Westminster, the Victoria Day Salute will be
fired by the Ancient and Honourable Hyack Anvil Battery,
beginning at noon precisely with 21 “shots”. Watch for
announcements leading up to this traditional event.
Also note that the May Historical Society presentation is on
the topic of Victoria Day and the Anvil Battery’s connection
with this special day. This will give those in attendance at this
program the opportunity to learn of a number of features and
anecdotes related to the Day and then attend the Salute itself,
to see it all “in action”.

Leonard McClure, first president of a New Westminster City
Council, 1860. The term “president” was initially used for the
leader of council and later this was changed to “mayor”.
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Quote From New Westminster’s Past
With high water on many rivers and creeks in the province, the
following article from the local paper of June 1882 seems
appropriate and illustrates that flooding has always been a
factor in BC’s seasonal changes.

In 2018, decades later, Victoria Day will once again be
marked with music, a few very short speeches, and a salute.
But this is a salute with a difference. This salute of 21 shots
uses anvils and gunpowder, fired by the Ancient and
Honourable Hyack Anvil Battery whose traditional salutes
have been fired since the late 1800s in the Royal City.
Come out on Victoria Day, May 21, 2018, to the stadium at
Queen’s Park, New Westminster. It all gets going about 11:30
am with music and short speeches, followed by a 21-shot anvil
salute which starts at 12 noon precisely.
This salute also includes a description of what is happening on
the field, along with historical anecdotes and commentary
presented by the Battery’s Master of Ceremonies. You’ll know
exactly what is happening and what you are seeing and
hearing.
This traditional New Westminster event has, over the years,
occurred in a number of locations in the City, firing for
Victoria Days as well as for regal and vice regal visitors,
special guests and occasions. While the Victoria Day event has
taken place for many years in Queen’s Park, older residents
may have seen it at City Hall or at the foot of 8 th Street. You
might have also experienced some special salutes – remember
the Olympic torch run in 2010 and the opening of the Anvil
Centre in 2014?

From the 1948 Flood

Come out on Monday, May 21, to the Queen’s Park Stadium,
New Westminster. The Band of the Royal Westminster
Regiment will play prior to the formal portion of the event. A
“sighting shot” will be fired at 11:55 am and the actual salute
of 21 shots follows at noon.
It’s very loud and colourful, it’s free and it’s great fun for the
whole family – well, dogs might not be too impressed with the
loud booms – maybe best to leave them home. Join us for
Victoria Day this year – you’ll have a “traditional” blast!
Don’t Forget May Day and the Parade
There are many things happening in New Westminster in the
month of May and you should watch for announcements in the
local newspaper as well as check online sources which have
lots of information about what is taking place.

The 1948 flood was massive. This photo shows the CPA plant in
Queensborough with extensive evidence of preparing sacks to be filled
with sand to reinforce the dikes. City of New Westminster is visible in
the background. [NWPL photo #3094]

Two events that are always prominent are May Day and the
Hyack Parade. May Day will be on Wednesday, May 23 and
the parade will be the following Saturday, May 26.

The Victoria Day Salute
If you have been planning to come out to a Victoria Day
“anvil” salute this would be a good year to attend. The 2018
salute will include the traditional salute to the memory of
Queen Victoria and to the reigning monarch, Queen Elizabeth
II, as well as to recent regal and vice regal occurrences
including a birth, a wedding, and two new vice regal
appointments.
Victoria Day has been recognized in New Westminster (though
not with anvils) since May 1859, the first opportunity the
community had to formally honour their sovereign, Queen
Victoria. The newspaper covering the event noted, “(it) was a
day of general rejoicing and festivity in Queenborough (New
Westminster), the capital of British Columbia.”

This is the May Day suite for the year 1943 with June Brown as May
Queen. [NWPL photo #3266]
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