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COMMUNITY HERITAGE COMMISSION
March 7, 2018 6:00 p.m.
Committee Room #2
VOTING MEMBERS PRESENT:
Councillor Jaimie McEvoy
- Chair
Maureen Arvanitidis
- Community Member
John Davies
- Community Member
Deane Gurney
- Community Member
Rosanne Hood
- NWHPS Representative
Lauren Neufeld
- Community Member
Lynn Radbourne
- Community Member
REGRETS:
David Sarraf

- Community Member

STAFF:
Rob McCullough
Britney Quail
Philip Lo

- Manager of Museums and Heritage Services
- Heritage Policy Planner
- Council and Committee Clerk

The meeting was called to order at 6:09 p.m.
1.0

ADDITIONS TO AGENDA

2.0

ADOPTION OF MINUTES

2.1

Adoption of the Minutes of February 7, 2018
The Commission noted the following amendments to the February 7, 2018 minutes:
•
•

Election of Vice Chair John Davies was not recorded; and
Rosanne Hood should be referred to as the NWHPS representative.

MOVED and SECONDED
THAT the February 7, 2018 Community Heritage Commission minutes be adopted as
amended.
CARRIED.
All members of Commission present voted in favour of the motion.
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3.0

PRESENTATIONS

3.1

Heritage Orientation No. 1
Britney Quail, Heritage Policy Planner, provided a Heritage Orientation presentation, noting
the following:
•
•
•
•
•
•
•
•
•
•
•

Introduced staff liaisons and committee resources, including a heritage terms glossary;
Staff would provide a series of three heritage orientations over the next three months for
Commission members to become familiar with subject matter;
The orientations would deal with “what is heritage” in a general and technical context;
heritage in the municipal context; and drilling down to the evaluation of proposals;
UNESCO classifies two kinds of heritage internationally: tangible (structures, etc.) and
intangible (such as practices or traditions); this standard is recognized as the ‘best practice;
Heritage is concerned with what stories are trying to be told;
Highlighted the Canadian standard and the six rationales for heritage, which the
Commission will use for heritage evaluation;
Heritage may be recognized through protection, recognition or ownership; New
Westminster favours recognition and protection;
The UNESCO heritage designation supersedes all other jurisdictions;
The lack of Federal authority to regulate heritage is derived from the Constitution;
Authority to regulate heritage is the jurisdiction of the Province; and
New Westminster has opted into all Federal treaties with UNESCO on heritage, while
working within Provincial parameters.

Commission members noted the complex relationship between federal, provincial jurisdiction,
and authority delegated to local governments through the Local Government Act and
Community Charter;
4.0

UNFINISHED BUSINESS

4.1

Appointment of the Grants Committee Representative

MOVED and SECONDED
THAT Lynn Radbourne be appointed as the Grants Committee Representative.
CARRIED.
All members of Commission present voted in favour of the motion.
5.0

NEW BUSINESS

5.1

Appointment of the Museum Advisory Board Representative

MOVED and SECONDED
Doc # 1172385
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THAT Maureen Arvanitidis be appointed as the Museum Advisory Board
Representative.
CARRIED.
All members of Commission present voted in favour of the motion.
5.2

Update on BC Mills House Deconstruction
Britney Quail, Heritage Policy Planner, provided an On Table memo from the Chief
Administrative Office regarding the BC Mills House, which is currently protected through
ownership, and noted the following:
•
•
•

City acquired the house in 2007, but it was situated on private property previously owned
by Larco and then purchased by Bosa for development; the house will now have to be
moved;
The building is recommended to be deconstructed and then stored; this could begin in midMarch as the contract for this work has been awarded; and
The storage location is still being determined; Storage on City property in Queensborough
is likely, as it would provide enclosed and dry storage.

Rob McCullough, Manager of Museums and Heritage Services, suggested that staff are
reviewing the feasibility of storage within a shipping container as well, and that the house will
be sealed with significant desiccants to keep moisture out.
The Commission noted that the building was relocated to Third Street in 1938, and had been
previous deconstructed and put into storage.
5.3

215 Second St— OCP Amendment to Remove HCA Protection
Britney Quail, Heritage Policy Planner, provided an overview of the Heritage Conservation
Area (HCA) policy, including design guidelines and protection levels, and noting the
following:
•

•
•
•

Homeowners have the opportunity for the protection level to be moved. This would
require an Official Community Plan amendment, a process which is regulated through the
Local Government Act and requires statutory consultation with regional stakeholders as
well as a Public Hearing;
This is the first application received for a home to be moved from the Advanced to Limited
protection category;
The City is looking to streamline the application process to make it less onerous for
homeowners, as OCP amendments are typically used for large scale developments or for
land use issues; and
The Land Use and Planning Committee recommended that a report go to Council regarding
the streamlined process, for Council’s consideration on March 12, 2018.

With regards to the application for 215 Second Street, Ms. Quail noted the following:
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•
•
•
•

The Owner submitted the required heritage value assessment by a heritage professional to
the City;
To evaluate an application, the City uses a checklist (Page 33 of the Agenda package)
which considers heritage merit, development potential, and condition of the building;
A score of 60% or higher on the evaluation is considered to be a good case for retention of
protection; and
This application has an evaluation score of 44%, with staff recommending that the building
be moved to the Limited category.

In response to questions from the Commission, Ms. Quail noted that the evaluation checklist
was developed in conjunction with Council through the HCA policy development process, with
involvement from the public as well as the Community Heritage Commission.
The Commission expressed concerns regarding the evaluation checklist, noting the following:
•
•
•
•
•
•
•

Expressed concerns with the loss of protection for pre-1900 houses, and that the checklist
does not provide additional consideration for pre-1900 houses nor considers the age of a
home;
Suggested that some elements of the ‘heritage merit’ and ‘condition’ categories may not
have been scored fairly;
Noted that the house at 215 Second Street may still be in livable condition;
Noted that the family who original inhabited this house may have had some prominence in
the city;
Noted the lack of historical photos of the house;
Noted that retention of streetscape should be an important consideration; and
Expressed concerns that the information received by the City may not be accurate or
complete, especially with regards to alterations and additions to the structure.

In response, Ms. Quail noted the following:
•

•
•
•
•
•

There are no preferable scores for pre-1900 houses, as there is an existing Council policy
regarding pre-1900 houses; these house would receive additional review, but the City
cannot legally withhold changes from the property; this could only be achieved through the
HCA;
It is uncertain that there is any original siding remaining beneath stucco at this property;
Regardless of its livable condition, the City does not have the legal authority to withhold
the Owner’s right to redevelop the property; the City would otherwise have to prove
heritage value of the property which outweighs its development potential;
The City can only work with information that is available to the City at this time, and noted
inherent risk in finding additional historic information in the future;
The City could require as-built drawings of current house, but it would only be used to
determine its development potential, and may not be relevant to the determination of
heritage value, and as such was note required in this case;
Heritage value assessment typically involves two weeks’ worth of research to determine
available documentation;
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•
•

The applicant approached City about two years ago, and volunteered to be the first case for
this process, as they believed that their property would be a good candidate for this process;
and
It is not staff’s understanding that the house would be demolished; in the Limited
protection category, alterations without design controls would be permitted.

Councillor McEvoy, Chair, noted that the evaluation checklist was adopted by Council, and
that staff’s role is to follow the current policy and practice.

Procedural note: Lauren Neufeld exited the meeting at 7:09 PM.
5.4

659 Columbia St – New Door on Façade of Register Building
Britney Quail, Heritage Policy Planner, summarized the proposal, noting the following:
•
•
•

The area is governed by the Heritage Revitalization Area Program (HARP) guidelines,
which was a federal program to encourage restoration of front façades, the application is
supportable under the HARP guidelines;
The proposed new door would provide access to the office to the rear of the building; and
This project has received a Certificate of Appreciation from the Provincial government.

The Commission advised that the height of the window ledge should be raised to a height that
is comparable to what the building would have looked like the time, in order to retain the
heritage look; recommended the installation of wood trim around the doors.
5.5

Judging for Heritage Week Colouring Contest (Rob McCullough)
Rob McCullough, Manager of Museums and Heritage Services, noted the following:
•
•
•
•

During the annual heritage week, School District 40 students are asked to colour an image
based on a heritage theme; the theme for 2018 is “Heritage Stands the Test of Time”, with
a focus on Indigenous heritage;
Indigenous involvement would be necessary; staff reached out to Chief Rhonda Larrabee
and have put together a proposal on what this could look like and have presented her with
an image;
Noted the importance of the symbol of the wolf to the Qayqayt nation; and
Judging date would be determined and communicated to the Commission members.

6.0

REPORTS AND INFORMATION

6.1

Announcement of Heritage BC Award
Britney Quail, Heritage Policy Planner, advised that the Queen’s Park Neighbourhood Heritage
Study Working Group has been awarded the Outstanding Achievement award in the Heritage
Planning and Management category by Heritage BC. An awards gala will take place in May
2018.
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6.2

BC Penitentiary Cemetery Task Force Update (Standing Item)
Minutes of the BC Penitentiary Cemetery Task Force are attached to the agenda.

6.3

Queen’s Park Heritage Conservation Area Implementation Program – Update on
Research Phase (Standing Item)
Britney Quail, Heritage Policy Planner, summarized the memo On Table, which included as an
attachment the report presented to Council on March 5, 2018. The report outlined proposed
changes to the HCA implementation plan, including incentives to minimize impact on
homeowners. A further report would be presented to Council on March 12, 2018.
Discussion ensued, with the Commission noting the following:
•
•
•

Inquired as to the purpose and end result of the proposed expanded Special Limited
category study;
Expressed concerns at the potential number of applications that may come through, as
people may understand this as “getting something for free”; and
Expressed concerns about evaluation scores that may come very close to the 60%
threshold, and what would result from these applications.

In response, Ms. Quail noted the following:
•
•
•
•
•
•

6.4

This is the Expanded Study program, which would follow the streamlined review process,
should Council endorse it on March 12,2018;
The Expanded Study program would allow certainty of whether the Advanced category is
appropriate for some homes;
This process helps staff to address and bring certainty to concerns heard through
consultation, that some pre-1940 homes may not be good candidates for conservation;
This process would be evaluating expected applications together, with the City
commissioning the heritage assessments;
An application deadline would be implemented to curb potential disruption of process; and
The City has a list of heritage professionals who regularly work in New Westminster; other
heritage professionals from CAHP could also be available, as well as professionals from
Ontario who have been known to work BC.

Demolition Permit Applications Issued as of January 19, 2018

ADDRESS
2034 Dublin Street
838 Fourth Street
121 Rickman Place
336 Boyne Street
Doc # 1172385

YEAR BUILT
1940
1939
1958
1930

NEIGHBOUHOOD
Connaught Heights
Glenbrooke North
Massey Heights
Queensborough
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ADDRESS
320 Pembina Street

YEAR BUILT
1914

NEIGHBOUHOOD
Queensborough

Councillor McEvoy, Chair, noted that there were no demolition permit applications from the
Queen’s Park neighbourhood.
In response to questions from the Commission, Britney Quail, Heritage Policy Planner noted
that two Heritage Revitalization Agreements (HRA) at 312 Fifth Street and 318 Fifth Street
would be considered by Council at the Public Hearing on April 30, 2018; the standing
application for demolition for 328 Second Street was received before the implementation of the
heritage control period, and two houses at 234 Second Street and 320 Fifth Avenue whose new
construction was approved under the Heritage Conservation Area are nearing completion.
7.0

CORRESPONDENCE

7.1

BC Penitentiary Cemetery Task Force Minutes (November 23, 2017)
Minutes of the BC Penitentiary Cemetery Task Force are attached to the agenda.

8.0

NEXT MEETING

8.1

Next Meeting Date: Wednesday April 4, 2018 at City Hall in Committee Room #2 at
6:00pm or at call of the Chair

9.0

ADJOURNMENT

ON MOTION, the meeting was adjourned at 8:37 p.m.
Certified correct,

Councillor Jaimie McEvoy
Chair
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

April 4, 2018

From:

Rupinder Basi, Senior Planner
Britney Quail, Heritage Planner

File:

HER00510

Subject:

514 Carnarvon Street (Holy Trinity Cathedral): Heritage Revitalization
Agreement Application

EXECUTIVE SUMMARY
An Official Community Plan (OCP) amendment, a Heritage Revitalization Agreement
(HRA) and a Special Development Permit (SDP) application have been received for Holy
Trinity Cathedral located at 514 Carnarvon Street.
The application would allow development of a 30 storey residential tower adjacent to the
Holy Trinity Cathedral, with space for a new Parish Hall, and underground parking. The
current Parish Hall would be demolished. In exchange, the applicant would conduct
interior renovations, a seismic upgrade and restoration of the exterior of the Cathedral,
and provide long-term legal protection to the Cathedral through a Heritage Designation
Bylaw. The proposal also provides new space for a publically accessible plaza, and an
elevator which would provide secured, accessible, public, pedestrian access between
Carnarvon and Clarkson Streets, and a connection to the Columbia Street SkyTrain
station.
POLICY AND REGULATIONS
Official Community Plan (OCP) Land Use Designation
The existing OCP designation for this site is Residential – Mid Rise Apartment which
permits mid-rise apartments, low rise apartments, townhouses, stacked townhouses, row
houses, community amenities (such as churches, child care, community space) and smallscale retail and service uses (such as restaurants or stores). The intent of this designation
is to permit buildings up to 12 storeys.
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The subject site is in the Albert Crescent Precinct of the Downtown Plan. The intent of
this Precinct is to encourage the development of more ground-oriented housing and
housing suitable for families, to preserve the existing market rental housing stock, and to
respect, enhance and celebrate the recognized heritage resources such as Irving House
and the four historic churches in the area.
Given that the applicant is proposing a high-rise on the site, the proposal is not consistent
with the current OCP Land Use Designation. The City is considering a change in Land
Use Designation as the proposal supports the City’s heritage and housing policy goals.
Zoning Bylaw
The existing zoning for the subject property is Public and Institutional District (P-1). The
intent of this zone is to allow institutional uses at a low density (FSR of 0.6). The
proposed mixed use development does not comply with this zone. A Heritage
Revitalization Agreement is being considered to support this mixed used development, in
exchange for the conservation and seismic upgrade of Holy Trinity Cathedral.
Heritage Revitalization Agreement
There is recognition in the community that there should be a variety of heritage incentive
tools that assist and encourage property owners to conserve their heritage buildings, and
that the most appropriate legislative tool to achieve this is the Heritage Revitalization
Agreement (HRA). In exchange for long-term legal protection and exterior restoration,
certain zoning relaxations, including an increase in density, are considered appropriate
incentives that offer property owners a financially viable means for conservation.
Provisions for the local government to negotiate a Heritage Revitalization Agreement are
set out in Section 610 of the Local Government Act.
Heritage Designation
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, 612 and 613 of the Local Government
Act.
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Standards and 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. All HRA proposals are carefully evaluated by staff using the “Standards
& Guidelines” to determine the level of compliance.
Staff have conducted a review of the revised Heritage Conservation Plan for the proposed
conservation of the exterior and interior of the Cathedral and have identified that it meets
some of the heritage principles outlined in the “Standards & Guidelines”. A discussion of
this review is detailed later in the report.
BACKGROUND
Site Characteristics and Context
The subject property is located within the Albert Crescent Precinct of the Downtown
neighbourhood, in an area consisting of a mix of multi-family residential, single-family
residential, commercial, and institutional uses. The site is bordered to the north by
Carnarvon Street and to the south by Clarkson Street and is within half a block of both
Sixth Street and Columbia Street. There is a publicly used private passageway through
the property from Carnarvon to Clarkson Street, which pedestrians often travel to reach
the Columbia Street SkyTrain station. A site context map is provided in Appendix 1.
There are currently two buildings on site: Saint George’s Hall (western building) and the
Holy Trinity Cathedral (eastern building). At the Carnarvon Street frontage, the Holy
Trinity Cathedral building is lower than the street level and is very close to the front
property line. Saint George’s Hall is at grade on Carnarvon Street. However, the overall
lot is heavily sloped with a substantial grade difference between Carnarvon and Clarkson
Street. Both the Cathedral and Hall are uphill from Clarkson Street.
The total floor space of Saint George’s Hall is 1,016 sqm (10,934 sqft) and the total floor
space of the Holy Trinity Cathedral is 512 sqm (5,516 sqft). The Floor Space Ratio (FSR)
for the site is 0.492, which is less than the Zoning Bylaw entitlement for the site.
Figure A: Existing Site Statistics
Lot Frontage
Lot Depth
Lot Area
Existing Gross Floor Area (Institutional)
Existing Site Coverage

Doc # 1182556

70.49 m
40.23 m
3,107 sq.m.
1,528 sq.m.
32.48%

(231.79 sq.ft.)
(131.99 ft)
(33,428 sq.ft.)
(16,450 sq.ft.)
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Heritage Value of the Cathedral
Holy Trinity Cathedral is listed on the City of New Westminster’s Heritage Register. This
does not provide legal protection however; it means that the property has been recognized
by the City as having heritage value to the community. The Cathedral is valued for its
age and association with the pioneer days of New Westminster and for its connection to
the Royal Engineers and their design of the city. The Cathedral, as a building, is an
important heritage asset in the Downtown and in the city, and the congregation and the
institution have played a significant role in the community life of New Westminster since
the 1850s.
Holy Trinity Cathedral was established as a Parish in 1859 and its site chosen by Colonel
Richard C. Moody. The intention of the Royal Engineers was to locate this church on
this site as a prominent central feature to demonstrate loyalty to England’s primary faith.
The Cathedral has been used continuously on this site since 1859. The Cathedral was
originally constructed in wood in 1860, destroyed by fire in 1865, rebuilt in sandstone in
1862, only to be nearly destroyed in the Great Fire of 1898. The current structure was
built immediately after the Fire between 1899 and 1902 using the surviving exterior stone
walls. To cover the scorch marks of the fire, the walls were covered with cement parging,
leaving only the stonework on the tower exposed.
Significance is also found in the historic architectural value of the Cathedral and for the
architects associated with the three iterations of the building. The last design of the
Cathedral was completed in the Gothic Revival style and designed by George William
Grant, a well-known local architect of the time. The interior of the Cathedral was based
on St. Paul’s Church in Kensington, London, England. The bell tower was redesigned in
1910 by architect Frank Gardiner, also a noted New Westminster architect who, together
with partner A.L. Mercer, designed many buildings in the city.
The Cathedral is substantially in its original condition in terms of both exterior and
interior design and material elements. Valued interior elements include the vaulted
space, the Bloomfield stained glass windows in the apse, dark-stained woodwork, the
altar and reredos. Valued exterior elements include the steeply pitched rooflines, an
offset buttressed tower, the asymmetrical bell tower and Gothic pointed-arch windows.
Of particular note, the only bell, of the eight original bells, to survive the Great Fire still
hangs in the tower.
For a detailed review of the heritage value and character-defining elements of the
Cathedral, see the Statement of Significance in Appendix 2 (in the Heritage Conservation
Plan). For photographs of the Cathedral in its current condition, see Appendix 8.
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Application Background
The City has been working with the Parish since the first inquiry in 2013, and has always
acknowledged the concept of using added density and height, beyond what is otherwise
permitted in the Zoning Bylaw and OCP, in order to offset the costs of the heritage
conservation required on the Cathedral. Since then, discussions with staff have focused
on the overall tower size and design.
Density Bonus/Density Transfer Options
Consideration was given to using the heritage density transfer program, but further study
by the City’s land economist concluded that the market value of development density was
not achievable, and that the market would not provide the profit necessary to restore and
maintain the Cathedral. In addition, the existing zoning of the property does not offer
any density to transfer.
PROPOSAL
The application would allow development of a residential tower adjacent to the Holy
Trinity Cathedral, with space for a new Parish Hall, and underground parking. The
current Parish Hall would be demolished. In exchange, the applicant would conduct
interior renovations, a seismic upgrade, restoration of the exterior, and provide long-term
legal protection to the Cathedral through Heritage Designation. The proposal also
provides new space for a publically accessible plaza, and an elevator which would
provide secured public pedestrian access between Carnarvon and Clarkson Streets, and a
connection to the Columbia Street SkyTrain station. Public access to these areas would be
secured through a covenant.
See Appendix 3-5 for the proposed site design, landscape design, and design rationale.
The project is being considered by the City as the density and height provided would be
in support of:
1) restoring the exterior of the Cathedral;
2) substantially upgrading the seismic elements of the Cathedral;
3) renovating the interior of the Cathedral;
4) constructing a new Parish Hall space and publicly accessible plaza;
5) providing affordable housing through both secured non-market and market rental
housing;
6) improving and securing public access from Carnarvon Street to Church Street,
Clarkson Street, and the Columbia Skytrain Station; and
7) funding future Parish operations and maintenance.
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See Appendix 3 for the Streetscape Renderings, Architectural Elevations, and Appendix
4 for the Site Landscape Drawings.
Restoration of Cathedral
The intent is to preserve the existing historic structure of the Cathedral, while undertaking
a rehabilitation that will upgrade its structure and services to increase its functionality.
Restoration interventions are proposed to preserve character-defining elements of the
Cathedral and restore elements that have been altered over the years.
See Appendix 2 for the Heritage Conservation Plan, Appendix 5 for the Restoration
Colours, and Appendix 7 for sketches of the seismic upgrading work.
Tower
The applicants are proposing to construct a 30 storey, 245 unit residential tower which
includes 173 market condominium units, 30 secured market rental housing units, and 42
secured non-market rental housing units, with an overall 6.20 Floor Space Ratio (FSR)
(0.17 FSR for existing church, 0.2 FSR for new church space within tower and 5.83 FSR
for residential). The proposal would also include ground-level Parish-related uses within
the new residential tower and five levels of underground parking.
Site Statistics
Floor Space Ratio (FSR)

Building Height
Number of Storeys
Site Coverage at Grade
Site Coverage at 40 feet

Existing
Residential: 0.0
Institutional: 0.5
Total: 0.5
30 ft. (9.14m)
up to 2
40%
n/a

Proposed
Residential: 5.83
Institutional: 0.37
Total: 6.2
288 ft (87.8 m)
30
33.6%
23%

As currently proposed, the project would meet the requirements of the City’s FamilyFriendly Housing Bylaw for the market condominium and secured market rental units. As
such, a minimum of 30% of multi-family ownership units would be two and three
bedroom (25% of multi-family rental units) with at least 10% of the total number of units
being three-bedroom (5% for rental units). Through the project review process, the unit
mix for the non-market rental units would be further determined through discussions with
BC Housing and would be confirmed prior to formal consideration of the applications.
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Tower Design
The application provides architectural design which intends for the new tower to be read
as a modern reincarnation of the Cathedral’s bell tower. The first few storeys pull away
from the Cathedral then the building cantilevers above Cathedral in a design which is
intended to mirror the Cathedral’s column and buttress rhythm. The current design still
retains a slender tower and increased glazing at the lower levels of the residential tower
in order to provide greater visibility to the Cathedral.
Through the development review process, staff will continue to work with the applicant
in regards to further ensuring this design is respectful of the Cathedral, and the adjacent
building located at 520 Carnarvon Street (1899 heritage building with active HRA
application). The project will also be reviewed by the New Westminster Design Panel.
DISCUSSION
Balance of Benefits
Staff recognizes that the restoration of the Cathedral exterior and seismic upgrading
would require significant work, and that the applicant has made efforts to limit interior
work. Staff also recognizes the strong urban and architectural design of the tower and
plaza. With the inclusion of both secured market rental and secured non-market rental
housing units within the development, staff now considers the balance of heritage
benefits and other benefits to be more balanced with the benefits that would be conferred
to the applicant through the density proposed within this project.
Standards and Guidelines for the Conservation of Historic Places in Canada
The design of the proposed residential tower seeks to be respectful of the Cathedral in
terms of material and form, using vertical and horizontal setbacks at the base of the tower
on the elevations closest to this building, and extensive glazing to give the appearance of
lightness. However, given the height of 30 storeys, the proposed building is not consistent
with City heritage policy. Staff considers that, from a heritage evaluation perspective, any
building over six storeys constructed adjacent to the Cathedral would have an impact on
the heritage value, as detailed below:
• “Conserve the heritage value of an historic place.” The heritage value of the
Cathedral lies partly in its location on the site, including the space around it and
the view of it from Columbia Street. The view of the Cathedral from Church
Street and from Columbia Street will continue to be present.
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• “Conserve the heritage value and character-defining elements when creating any
new additions to an historic place or any related new construction.” The
character-defining elements of the Cathedral are predominantly being conserved
and restored through the proposed conservation work.
• “Make the new work physically and visually compatible with, subordinate to and
distinguishable from the historic place.” Although every effort has been made to
create a compatible tower design, the height and massing of the proposed tower is
not compatible with or subordinate to the Cathedral. The height of the tower
would overwhelm the Cathedral. The tower would, however, be distinguishable
from the historic fabric. Further efforts could be made with material choices on
the base of the tower to be more compatible with the Cathedral.
• “Avoid adding a new feature that alters or obscures the spatial organization of the
historic site and avoid introducing a new feature that is incompatible in size, scale
or design with the spatial organization.” The height and massing of the proposed
tower on such a constrained site would alter and obscure the spatial organization
of the site. The proposed tower would not be compatible with the Cathedral in
terms of size or scale.
The proposed residential tower does not meet the “Standards & Guidelines” however; the
applicant has attempted to address the heritage elements of the site as best as possible
while ensuring the density could achieve the City’s housing goals and the applicant’s
goals of ensuring sufficient funds remain available to support ongoing Parish operations.
FEEDBACK FROM THE COMMMISSION
The Community Heritage Commission is being asked to review the application in relation
to:
• sustainability and appropriateness of the heritage work, detailed in the Heritage
Conservation Plan (Appendix 2);
• consistency between the level of heritage work and the zoning and density benefits
that the applicant is receiving, recognizing that the density benefits are for both
heritage conservation and secured market rental and non-market rental housing;
and
• the design of the tower in relation to the heritage context of the Cathedral and site.
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NEXT STEPS
Below is an overall outline of the anticipated development review process for this project.
The bold text outlines where the applicant currently is at within the process:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.

Preliminary Report to Land Use and Planning Committee (LUPC);
LUPC referral of applications to Council;
Circulation of the application to all City Departments for review;
Presentation of application to the Community Heritage Commission;
Public consultation, including presentation to the Downtown Residents’ Association
and the hosting of an applicant-led Open House;
Presentation of application to the New Westminster Design Panel;
Section 475 and 476 Report to Council for OCP consultation with external
stakeholders;
Presentation application to the Advisory Planning Commission;
Report to LUPC in regards to process update;
Report to Council for Housing Agreement principles;
Formal consideration of First and Second Readings of OCP Amendment, HRA, and
Heritage Designation Bylaw by Council;
Public Hearing and formal consideration of Third Reading of OCP Amendment,
HRA and Heritage Designation Bylaws by Council;
Council consideration of First, Second, and Third Readings for Housing Agreement
Bylaws (market and non-market rental units); and
Final Consideration of OCP Amendment, HRA and Heritage Designation Bylaws
by Council and Final Consideration of Housing Agreement Bylaws.

OPTIONS
The following options are available for consideration by the Community Heritage
Commission:
1) That the Community Heritage Commission recommend that Council support the
Heritage Revitalization Agreement for 514 Carnarvon St (Holy Trinity Cathedral);
2) That the Community Heritage Commission recommend that Council does not
support the Heritage Revitalization Agreement for 514 Carnarvon St (Holy Trinity
Cathedral);
3) That the Community Heritage Commission provide alternative recommendation.
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APPENDICES
Appendix 1: Site Context Map
Appendix 2: Heritage Conservation Plan (Statement of Significance)
Appendix 3: Streetscape Renderings and Architectural Elevations
Appendix 4: Site Landscape Drawings
Appendix 5: Restoration Colours
Appendix 6: Heritage and Architectural Design Rationale (Floor Plans of Cathedral)
Appendix 7: Seismic Upgrade Sketches
Appendix 8: Current Photographs of the Cathedral
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REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

April 4, 2018

From:

Lynn Roxburgh, Senior Planner
Britney Quail, Heritage Planner

File:

13.2605.40

Subject:

Queen's Park Heritage Conservation Area Incentive Program:
Consultation on Possible Incentives and Implementation Approach

EXECUTIVE SUMMARY
In response to feedback received from delegations to Council and during the first round of
consultation, the City has expanded the exploration of approaches to mitigating potential
impacts of the Queen’s Park Heritage Conservation Area on property owners. This includes
exploring a wider range of possible incentives for properties protected by the Heritage
Conservation Area as well as exploring other types of approaches, previously presented to
the Commission.
Consultants were hired by the City to research how incentives have been used in other
residential Heritage Conservation Areas in British Columbia and to explore a wide range of
possible incentives for protected (Advanced) category properties. The consultants prepared a
Discussion Paper summarizing their findings, which was presented to Council at their March
12, 2018 meeting. At this meeting, Council endorsed staff moving forward with community,
stakeholder, and City committee consultation.
Staff is seeking feedback from the Community Heritage Commission on two items:
1) Proposed Incentives – Council endorsed the principle that a broad range of
incentives be made available as part of this program. This approach would allow
owners of protected category properties to choose which one would best suit their
needs, and the context of their property. As a result, staff is exploring a wide range of
incentives. Staff is seeking feedback on which of the incentives being considered
should be implemented.
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2) Approach to Implementation – It was intended that all incentives be implemented
outright for protected properties. The consultants proposed that, in addition to outright
incentives, other incentives should be offered with conditions. The conditional
incentives would be those with a more significant benefit. Staff is seeking feedback
on which approach should be taken.
BACKGROUND
During the process of creating the Queen’s Park Heritage Conservation Area, concerns were
raised by property owners about potential negative impacts. In response to these concerns
and consistent with the recommendations of the Neighbourhood Heritage Study Working
Group, Council directed staff to explore zoning incentives. An Incentives Program was
included in the Implementation Work Plan for the Heritage Conservation Area, which was
endorsed Council in October 2017. The Implementation Work Plan includes the following
four actions which are to be undertaken in the two years following adoption of the Heritage
Conservation Area:
1) Update the Minimum Maintenance Standards for Protected Heritage Properties
(completed);
2) Zoning Incentives for Advanced (protected) Category Properties;
3) Special Limited Category Study; and
4) A Program to Encourage Voluntary Protection of Post-1941 Houses.
The Incentives Program was launched in October 2017. One of the first steps in the process
was community and stakeholder consultation, which was held in December 2017. In
response to feedback received from delegations to Council and during the first round of
consultation for the Incentives Program, the City expanded the exploration of approaches to
mitigating potential impacts on property owners. This includes exploring a wider range of
possible incentives as well as exploring other types of approaches.
Consultants Richard White and Gary Penway were retained by the City to research how
incentives have been used in other residential Heritage Conservation Areas in British
Columbia and to explore a wide range of possible incentives for protected (Advanced)
category properties. An extensive initial list of possible incentives was developed based on
the recommendations of the Neighbourhood Heritage Study Working Group (Attachment 2);
feedback from the first round of community and stakeholder consultation (Attachment 3),
from delegations to Council, and from the consultation activities noted above; and from
research conducted to date.
The consultants created a Discussion Paper that summarizes their findings, which is included
in Attachment 4. The paper is organized into the following sections: I) Introduction; II)
Heritage Legislation Context; III) New Westminster Heritage Program Background; IV)
Queen’s Park Heritage Conservation Area Bylaw; V) Heritage Conservation Area Case
Studies; VI) Queen’s Park HCA Benefit Analysis; and VII) Conclusion.
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Additional background regarding the Heritage Conservation Area policies and regulations,
and a comparison of the different levels of heritage protection, is included in Attachment 1.
DISCUSSION
Potential Incentives
Through consultation, the City has heard that a “one size fits all” approach to incentives
likely would not be successful in the Queen’s Park neighbourhood due to the diversity of
house and property contexts that exist, and due to the different needs of property owners (e.g.
a young and growing family may have different housing needs than an empty nester).
Given this, at their meeting on March 8, 2018 Council endorsed the principle that a broad
range of incentives be made available which would allow owners of protected category
properties to choose which one would best suit their needs. At an Open Workshop on March
12, 2018, Council endorsed the following list of incentives for the basis of community and
stakeholder consultation:
 Existing Basement Floor Space Exclusion
This exemption would effectively reduce the total Floor Space Ratio (FSR) of a house
with a basement, which could allow the owner to build an addition. The amount of floor
space that could be added to the house would depend on factors such as the size of the
existing basement, but this incentive could allow a substantial addition (e.g. in the range
of 0.2 FSR).
The incentive could be expanded to include an exemption of the floor space of a new
basement added to an existing house; however, this approach would be costly to the
property owner and may outweigh the benefit.
 Existing Attic Floor Space Exclusion
For houses where the attic is currently counted as floor space, this incentive would allow
addition of the equivalent floor space to the house. This incentive could also allow
property owners to renovate to use attic space that currently is not utilized; however,
doing so may be costly due to BC Building Code requirements.
 Policy to Support Additions to Buildings that do not Conform with the Zoning Bylaw
This incentive would make houses that are lawfully non-conforming (often called
“grandfathered”), consistent with current zoning. The could also include developing a
policy about when it would be reasonable to support a Development Variance Permit to
vary Zoning Bylaw regulations to allow an addition that is consistent with the existing
building but not the current zoning regulations. For example, the policy could support a
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variance to allow a roof height over the permitted maximum for an addition in order to
match the roof height of the existing house.
This incentive could also be expended to include reductions to Zoning Bylaw regulations
(e.g. height, setbacks) with the purpose of allowing additions that are consistent (or more
consistent) with existing buildings. This approach would be less flexible but would mean
that no Council approval would be required.
 Relaxations for Laneway and Carriage House Regulations and Guidelines
Being more permissive with the guidelines and regulations may increase the number of
homeowners who are able to build a laneway or carriage house; however, these
guidelines and regulations were established recently through extensive public
consultation.
 More Achievable Laneway or Carriage House Density
The laneway and carriage house program allows for unused density from the main house
to be transferred to the new unit. The amount of density that can be transferred from the
main house is limited to 0.05 Floor Space Ratio (FSR). This incentive would remove this
limit and allow unused density to be transferred to allow a laneway house that is the
maximum permitted size of 958 square feet. The total site FSR of 0.6, which would a
mean laneway house could be to be built at the maximum size without increasing the
overall density entitlements on the site.
 Multiple Conversation Dwellings (Rental)
This incentive would allow a house to have two secondary suites. This would be offered
as an alternative to a laneway house or a carriage house (i.e. there would still be one
principal unit and two rental units). It would offer an opportunity for people to add a third
dwelling unit even if they cannot or do not have interest in building a laneway or carriage
house. This incentive would also allow owners to better utilize larger houses if they no
longer need the space. This approach would likely be costly given BC Building Code
requirements. The cost may outweigh the benefits.
 Increased Floor Space Ratio for the Principal Dwelling
This incentive was proposed during the first round of consultation and continues to be an
option. This incentive would increase the permitted density from 0.5 Floor Space Ratio
(FSR) to 0.6 FSR. As outlined in the discussion paper this increase in density could be
implemented as an alternative to a laneway or carriage house rather than in addition to a
laneway or carriage house. This approach would mean that property owners who do not
have the opportunity to build a laneway house, could still access the additional density,
without increasing the overall density on each property.
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 Larger Laneway or Carriage House
This incentive would allow a larger laneway or carriage house. As outlined in the
discussion paper this could be achieved in two different ways. The first would be to
increase the total size of the laneway or carriage house from 958 square feet to 1,200
square feet. The size of laneway and carriage houses could also be increased through a
cellar exclusion for the unit which would allow people to add below grade floor space in
a way that does not increase the size of the building above ground, but increases storage
space.
 Relaxation of Sewer Separation Requirements for Laneway and Carriage Houses
Waiving the current sewer separation requirement could be a significant advantage given
the high cost of this work, especially relative to the remainder of the costs associated with
building a laneway or carriage house. Final consideration of this incentive would require
input from the Engineering Department.
 Stratified Laneway or Carriage House
The City’s current program requires that a laneway or carriage house be a rental unit.
Through this incentive the unit could be stratified, which would allow for separate sale.
This incentive would not allow the secondary suite within the principal house to be
stratified.
 Stratified Principle Dwelling
This incentive would allow the principle dwelling to be divided into multiple units that
could be stratified and sold separately. This approach would likely be costly given BC
Building Code requirements. The cost may outweigh the benefits.
 Building Code Relaxations
Houses that are listed on the Heritage Register are eligible for Building Code relaxations.
This incentive would add the protected (Advanced) category properties to the Heritage
Register so that they would be eligible for the relaxations. The scope of these relaxations
is relatively limited and often requires the building to be sprinklered. However, the
relaxations can be useful when renovating an existing building since they may allow a
property owner to keep elements that do not comply with the current code such as a
narrow stair case or below height railings.
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 Small Lot Subdivision
This incentive would reduce the minimum lot size from 6,000 square feet to 4,000 square
feet, which would be the same as the minimum lot size permitted under the RS-5 (small
lots) zoning district. This could allow properties over 8,000 square feet to subdivide
without a rezoning process. It still may not be possible for a number of homeowners to
subdivide due to the size of the existing house or the placement of the house on the lot. It
is likely that this incentive would work best for small houses on a large lot.
 Heritage Home Grant Program
The New Westminster Heritage Foundation had a grant program that was partially funded
by the City. This incentive would expand this program so that protected category houses
would be eligible. This would also require refinements to the administration of the
program and would require the City to contribute a greater amount to the fund.
 Interpretive Sign Program
This incentive would offer a sign program that identifies the importance of the
neighbourhood. This could include interpretive signs located throughout the
neighbourhood that tell the stories and history of Queen’s Park.
 Expedited Approval Processes
Council endorsed an expedited approval process with the adoption of the Queen’s Park
Heritage Conservation Area. Most notably, this approach included delegating approval
authority to the Director of Development Services. This means that Heritage Alteration
Permits, including applications to demolish a protected category house, do not require
Council approval. During the exploration of incentive options staff would identify
whether any approval processes associated with the program could be similarly
streamlined.
Additional incentives were proposed by the community, Working Group or consultants that
the City is not moving forward with at this time. In some cases, the City has already done as
much as can legally or technically be done towards achieving the incentive. For example, it
was suggested that there be no process to move from the protected to non-protected category
of the Heritage Conservation Area. An Official Community Plan amendment is legally
required and approval cannot be delegated to staff. However, at their March 12, 2018
meeting Council approved a streamlined approval process in response to this feedback.
Other incentives, such as tax breaks and financial compensation, which negatively impact the
city as a whole, are not being pursued at this time for this reason. For example, providing a
tax break to protected properties would shift the tax burden to the rest of the city.
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Implementation Approach
Consultant Recommendations
As part of the benefit analysis conducted by the consultants (Attachment 4), it is noted that
finding the correct balance between benefits and neighbourhood character is an important
consideration. They note the solution should not be to the detriment of the original purpose
of the Heritage Conservation Area: to maintain neighbourhood character. They also note that
in other heritage programs they examined, it is expected that the homeowner upgrade
(restore) the heritage building at the same time as receiving benefits, i.e. similar to the
approach used by the City for Heritage Revitalization Agreements.
Given this context, the consultants recommend that it would be reasonable implement some
incentives outright, and to offer additional incentives with conditions. Protected property
owners would be able to take advantage of an outright incentive without having to do any
upgrades and the proposed work could comply with either the “acceptable” or
“recommended” Heritage Conservation Area Design Guidelines, as currently required.
The consultants also identified incentives that have a considerable benefit and therefore
should be given in exchange for a higher level of protection or restoration than what is
currently achieved by the Heritage Conservation Area. Homeowners wishing to take
advantage of these benefits would be required to upgrade their home and the work would
have to comply with the “recommended” standards in the design guidelines.
Staff Comments
Approach to Implementing Outright and Conditional Incentives
Staff considers that the principle of implementing an approach with outright and conditional
incentives reasonable, although further evaluation is required. In particular, further
evaluation of this approach is required in light of the following two principles: 1) to find a
balance between the impact of the Heritage Conservation Area and the benefit of the
incentives, and 2) ensure the incentives program is consistent with heritage requirements/
benefits as currently applied throughout New Westminster, and in other local municipalities.
Given this, the intent of this approach would be summarized as follows:
1. Outright Incentives – incentives providing a benefit to the owner sufficient to offset
potential impacts due to Conservation Area development restrictions, without
providing a benefit “over and above” those potential impacts; no additional heritagerelated requirements; incentives would be “as of right”.
2. Conditional Incentives – more significant incentives such that benefits to the owner
would exceed the level required to offset potential impacts of the restrictions, but not
as significant as the level of benefits achieved through typical Heritage Revitalization
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Agreements; in exchange for some incentives additional conditions would require a
modest increase in protection and/or restoration; would likely require some additional
process, which could be streamlined.
3. Heritage Revitalization Agreement (HRA) – consistent with current practice HRAs
would continue to be available in Queen’s Park and would allow combination of the
full range of negotiated incentives; requires Designation and full restoration (where
houses have not already been restored and/ or maintained); requires full rezoning
process.
Allocation of Incentives
A consultant has been retained by the City to conduct economic analysis which is exploring
the level of financial benefit of each of the proposed incentives, along with the financial
impact of the Heritage Conservation Area. Any incentives found to have a significant
financial return, such that benefits to the owner would exceed that required to offset the
potential impacts, would likely be recommended to be included as a conditional incentive or
not implemented (if an approach with no conditional incentives is chosen).
Some of the questions to be determined through consideration of the economic analysis,
consultation findings, and further staff research include:
a) In an approach where all incentives are offered outright, which incentives should not
be implemented due to their significant benefit?
b) In an approach where additional incentives are offered with conditions, which
incentives should be available with conditions?
c) Would combining incentives be reasonable? If so, which and how many could be
combined? In a conditional incentives approach, should outright incentives be
available when applying for conditional incentives, or would that require an HRA?
d) In a conditional incentives approach, what would the conditions be (e.g. restoration,
further protection), and how would these be different from those for an HRA?
e) In either approach, which incentives, or combination of incentives, would be limited
to HRAs?
Comparison of Frameworks
Given the above discussion, a framework that includes conditional incentives would allow
implementation of the widest range of incentives, while at the same time help to ensure that
the benefit to the owner would be sufficient to offset the potential impacts due to the
Heritage Conservation Area, without providing a benefit “over and above” those potential
impacts. It would also be more complex to implement and more difficult to understand than a
framework where all incentives are offered outright. The following table generally compares
the two approaches:
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All Incentives Outright
simpler to implement within the current
structure of the Heritage Conservation Area
easier to understand
may mean that a smaller number of
incentives are implemented
if all incentives implemented, then some
benefits likely greatly outweigh potential
impacts of requirements

9

Some Incentives With Conditions
more complex to implement within the
current structure of the Heritage
Conservation Area
more difficult to understand
may mean that a greater number of
incentives would be implemented
benefits and potential impacts of
requirements could be matched

Conclusion
Staff is seeking feedback from the Community Heritage Commission on two items:
1) The following list of incentives:
• Existing Basement Floor Space Exclusion
• Existing Attic Floor Space Exclusion
• Policy to Support Additions to Buildings That Do Not Conform with the Zoning
Bylaw
• Relaxations for Laneway and Carriage House Regulations and Guidelines
• More Achievable Laneway or Carriage House Density
• Multiple Conversation Dwellings (Rental)
• Increased Floor Space Ratio for the Principal Dwelling
• Larger Laneway or Carriage House
• Relaxation of Sewer Separation Requirements for Laneway and Carriage Houses
• Stratified Laneway or Carriage House
• Stratified Principle Dwelling
• Building Code Relaxations
• Small Lot Subdivision
• Heritage Home Grant Program
• Interpretive Sign Program
• Expedited Approval Processes
2) How the incentives should be implemented (i.e. should all the supported incentives be
offered outright or should additional incentives be offered with conditions).
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CONSULTATION
This round of consultation will include:
• Community Consultation: Two open houses have been scheduled, both of which
would be held in the lobby of City Hall: 1) Thursday, April 5, 2018 from 5:00pm to
7:30pm; and 2) Saturday, April 7, 2018 from 9:30am to 12:00pm. A survey with the
same material as the open houses is available through the City’s website until April
10, 2018.
• Committee Consultation: In addition to being presented to Advisory Planning
Commission, the incentives are being presented to the Community Heritage
Commission at their meeting on April 4, 2018.
• Stakeholder Consultation: Staff would continue to consult with stakeholders such
as local realtors during this round of consultation.
• Peer Review: Based on research and feedback, a proposed incentives framework
would be developed and presented to a group of municipal and heritage professional
peers for review and comment. Feedback from this review would be integrated into
the incentives framework prior to presentation to Council.
PROCESS
The Incentive Program process has included:
October 2017

Program Launch

December 2017

Round One Consultation

Winter 2017/2018

Research

March 2018

Reports to Council: Process Update and Research Findings

The next steps in the process include:
April 2018

Community, Stakeholder and City Committee Consultation
[WE ARE HERE]

April 2018

Report to Council: Economic Analysis
Staff would present a report to Council in April outlining the
results of the economic analysis which explored the potential
impact of the Heritage Conservation Area and the potential
financial benefit of each incentives.

135

City of New Westminster

April 4, 2018

11

April 2018

Report to Council: Recommended Implementation
Framework
Staff would make a recommendation to Council about an
implementation framework. The framework would outline:
1) which incentives should be implemented, 2) how the
incentives should be implemented, 3) which incentives can
be implemented in the short term and which can be
implemented in the medium term. Revisions to the proposed
framework will be made based on Council direction.

Spring 2018

Implementation Round One
Priority incentives will be implemented in the short term,
given that the Heritage Conservation Area is already in place
and impacting property owners today. Implementation will
include a presentation to the Advisory Planning Commission
and a Public Hearing. Community members will have an
opportunity to present their point of view on the proposed
bylaw to the Commission and to Council.

Winter 2018/2019

Implementation Round Two
Other incentives that for technical or operational reasons
may take longer to implement would be implemented by the
end the end of 2018 or early in 2019.

ATTACHMENTS
Attachment 1: Summary of Relevant Policy and Regulations
Attachment 2: Neighbourhood Heritage Study Working Group Recommendations
Attachment 3: Possible Incentives Identified Through Consultation
Attachment 4: Discussion Paper
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SUMMARY OF RELEVANT POLICY AND REGULATIONS
Queen’s Park Heritage Conservation Area
A Heritage Conservation Area is a distinct neighbourhood, characterized by its historic
value, which is identified in a City’s Official Community Plan (OCP) for heritage
conservation purposes. The Queen’s Park Heritage Conservation Area includes properties
south of Sixth Avenue, north of Royal Avenue, west of Sixth Street and east of Queen’s
Park. The Queen’s Park Heritage Conservation Area applies primarily to single detached
dwellings in the neighbourhood.
The Queen’s Park Heritage Conservation Area is a lower level of heritage-related protection
than a Heritage Designation which is applied to an individual property (and is a requirement
of a Heritage Revitalization Agreement). Rather, the Queen’s Park Heritage Conservation
Area is an area management tool, which includes both low-level heritage protection for the
exterior of existing buildings, and design control for new construction. The goal of a
Heritage Conservation Area is to allow change, but ensure the change is respectful of
existing heritage character. Heritage Alteration Permits are used for managing the change.
Figure 1, included at the end of this section, provides additional explanation of the difference
between the levels of heritage protection associated with the Heritage Conservation Area and
Heritage Designation.
Levels of Heritage Conservation Area Protection
Advanced Category (Protected Properties)
Buildings constructed in the Queen’s Park neighbourhood in1940 or earlier, and those listed
on the Heritage Register are protected through the Heritage Conservation Area (“Advanced”
category). Protection requires that the owner obtain a Heritage Alteration Permit (HAP) from
the City for construction activities on the front, sides or visible roof of the existing principal
building. No HAP is required if the exterior alteration does not affect one of these elements
(e.g. for construction in the rear of the building). The purpose of these HAPs is to provide the
City the opportunity to review the proposed building alterations with the intent of ensuring
that the alterations respect the history of the house and enhances the heritage character of the
neighbourhood. These permits are issued by the Director of Development Services and do
not require the approval of the Council.
A HAP is also required to allow demolition of an existing protected building. An application
for demolition would be reviewed against criteria organized into three different categories: 1)
Heritage Character and Merit, 2) Development Potential, and 3) Condition. The HAP would
either be approved or denied by the Director of Development Services based on the
evaluation of these criteria.
Owners of a protected property can also apply to have their house moved to the Limited
category. These applications would also be reviewed against the criteria in the three
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categories: 1) Heritage Character and Merit, 2) Development Potential, and 3) Condition.
The application would either be approved or denied by Council based on the evaluation of
the criteria. If approved, the change would be implemented through an Official Community
Plan Amendment.
Special Limited Category (Study)
There are approximately 80 properties which would be protected through the Heritage
Conservation Area, but have been identified through the policy development process as
having characteristics which may negatively impact the owner, should the house be required
to be retained. Those properties form a “Special Limited” study category, which has a lower
level of heritage protection until further study has been completed. This study will evaluate
whether each house in this category should be moved to the Advanced category or to the
Limited category based on the site specific context.
Limited Category
The remaining buildings in the neighbourhood are not protected (“Limited” category). The
construction of new residential buildings on these properties, including detached accessory
dwellings (laneway or carriage houses), requires a HAP. These HAPs provide the Director of
Development Services the opportunity to review the design of new buildings with the intent
of ensuring all the new development, including infill, is consistent with the existing heritage
buildings and enhances the heritage character of the neighbourhood.
Development Entitlement
The Heritage Conservation Area provides a layer of regulation in addition to the Zoning
Bylaw, which applies to all properties in the Area. All properties, protected or not, continue
to have the same density entitlement as other properties in the same zoning district. If a
Heritage Alteration Permit (HAP) is required for construction activity, that permit governs
design of the construction, not the density, number of units, height, setbacks or other
elements detailed in the Zoning Bylaw.
Comparison of Heritage Protection Levels
There are generally two levels of heritage protection in the City:
1) The Heritage Conservation Area, which applies in the Queen’s Park Neighbourhood;
and
2) A Heritage Revitalization Agreement (HRA), which may be applied to an individual
property anywhere in the city. The HRA is the strongest kind of protection, as it
generally only allows changes for conservation purposes.
The table below provides a comparison between the provisions of the categories in the
Heritage Conservation Area and those typical to an HRA
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Figure 1: Summary of the levels of protection achieved through the HCA and through Heritage Designation

HCA:
Non-Protected
(Limited) Category

HCA:
Protected
(Advanced) Category

Heritage Designation
(HRA Requirement)

Is demolition allowed?

Yes

No

Could additional floor
space be added to the
building?
Is there design review for
the construction of a new
building?
What design guidelines
must be met?

Yes, anywhere, up
to the zoning
maximum.
Yes

It would be
considered: the
approval of demolition
would be conditional
based on an evaluation
of three factors: 1)
heritage value, 2)
development potential,
and 3) condition.
Yes, with permit for
design review, up to
the zoning maximum.
Yes

Must meet guidelines
equivalent to the
“recommended”
category of the HCA
Design Guidelines.

Is full restoration of the
building required?
Could a laneway or
carriage house be built on
the lot?
Could a secondary suite be
added to the house?
Is a Heritage Alteration
Permit required for
changes to the exterior of
the building?
Is a permit required for
regular maintenance like
re-roofing, re-painting, or
replacing rotted deck
boards?
Are there restrictions on a
building’s exterior paint
colour?
Could the windows and
doors be replaced?

No

Should meet the
guidelines included in
the “acceptable” or
“recommended”
categories of the HCA
Design Guidelines.
No

Yes

Yes

Yes

Yes

No

No

Yes, for changes to the
front, sides, or visible
roofline. Not required
for the back.
No

It would be
considered, and could
require rezoning.
It would be
considered.
Yes, for all changes
anywhere on the
building.

No

No

Yes

Yes

Yes, with a permit for
design review for
those windows/doors
on the front or sides of

Only if they are
beyond repair, and
they would have to be
replaced with replicas.

None.

No

Yes

Yes

Yes
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HCA:
Non-Protected
(Limited) Category

HCA:
Protected
(Advanced) Category

Heritage Designation
(HRA Requirement)

Could a porch or deck be
added to the building?

Yes

Is a Heritage Alteration
Permit required for
interior changes?
Is a Heritage Alteration
Permit required for
changes to landscaping?
Who issues the Heritage
Alteration Permit?

No

the building.
Yes, with a permit for
design review for a
porch/deck added to
the front or sides of
the building.
No

No

No

Sometimes

Director of
Development
Services
No

Director of
Development
Services
No

Council

No

Yes

Coming soon

Only if full heritage
conservation
(restoration) work is
undertaken.

Do permit applications
require community
review?
No
Do permit applications
require review by City
committees?
No
Does the property have
access to zoning incentives?

No

Sometimes

Yes, in most cases
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Queen’s Park Neighbourhood Heritage Study Working Group Recommendations
The Queen’s Park Neighbourhood Heritage Study (2013-2016) included a Working Group of
12 Queen’s Park residents who explored heritage conservation options for the
neighbourhood. The members of this Working Group performed research and
neighbourhood consultation. At the Study’s conclusion, the Working Group provided formal
recommendations to Council.
The Working Group continued to meet as part of the consultation and policy development
phase of the Heritage Conservation Area. Potential incentives were discussed with the
Working Group at their final meeting held in July 2017. The incentives put forward by the
members were:
Zoning Based
• Exempt full basements from Floor Space Ratio (FSR) calculations on existing,
protected houses;
• Require new builds to have a basement of a certain size or percentage of Floor Space
Ratio (FSR);
• Increase the size of permitted laneway or carriage houses;
• Allow protected houses greater than 4,000 square feet to be stratified or transformed
into a duplex without a Heritage Revitalization Agreement or rezoning;
• Exempt existing attic space from Floor Space Ratio (FSR) calculations on protected
houses; and
• Increasing the Floor Space Ratio (FSR) entitlement for protected houses.
Process Based
• Prioritize heritage-related permits for renovations over demolition applications;
• Provide variances for the retention of significant trees; and
• Decrease the requirements for documentation and consultation on heritage projects.
Education Oriented
• Encourage Heritage Register listing so properties are able to take advantage of
alternate compliance methods in the BC Building Code.
All of these incentives were generally supported by the Working Group. The zoning
incentives put forward by the Working Group informed the work of staff, and the options
being brought forward for consultation.
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Possible Incentives Identified Through Consultation
Participants in the first round of consultation identified a number of other incentives that
could be considered through this process including:
Zoning Based Incentives
• Allowing subdivision of properties to allow an infill dwelling.
• Allowing a larger laneway or carriage house.
• Allowing stratification of the principal house and/or the laneway house.
• Allowing the principal house to be converted to a duplex.
• Reducing parking, height and/or setback requirements.
Financial Incentives
• Providing a tax break/decrease taxes (temporarily or permanently).
• Financial compensation.
• Establishing a renovation fund.
• Removal of the cost of the heritage value assessment (a consultant report required
for HAPs for the demolition of a protected property and for application’s to move
from the Advanced category to the Limited category).
• City investment in capital projects in the neighbourhood (e.g. improved sidewalks,
pedestrian crossings, street lighting, street paving).
Process Incentives
• Allowing properties to be moved to the Limited category without review.
• Expedited processing of permits.
• Making the process for approving a renovation as easy as possible.
• Building code relaxations.
• Ensure that BC Assessment understands the property entitlement for protected
properties.
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I.

INTRODUCTION

In June, 2017, the City of New Westminster (the “City”) introduced a
Heritage Conservation Area for the Queen’s Park neighbourhood. While
doing so, it stated its intention to proceed with “incentives” for those
buildings which were “protected” through this action.
This Discussion Paper has been prepared at the request of the City to
identify possible incentives for Queen’s Park and to provide examples
from other jurisdictions. Based upon public input received during the
HCA process, the term “benefits” is being used as an alternative to
“incentives”. This terminology reflects the fact that heritage protection
has already occurred and that it is now benefits for the owners of
protected properties that are being considered. The terms can be viewed
as interchangeable.
In order to consider possible benefits, it is necessary to understand the
legislation and tools that municipalities work with regarding heritage
protection, design control and benefits. This Paper begins with that
legislative context in Chapter II.
It is also useful to understand the City of New Westminster’s heritage
conservation efforts in general, before specifically addressing the
Queen’s Park HCA. Queen’s Park cannot be addressed in complete
isolation of other heritage conservation efforts. That background is
provided in Chapter III.
Heritage Conservation regulations are often misunderstood. It is
important to review the Queen’s Park Heritage Conservation Area
regulations and policies to understand them and how they compare with
other municipal HCA’s. This understanding will help assess potential
heritage benefits and their implementation. This background is
addressed in Chapter IV.
Chapter V reviews other municipalities to compare how those Heritage
Conservation Areas have been implemented and what, if any, benefits
are offered.
Chapter VI then draws on that previous material to identify possible
benefits for the Queens Park HCA and how they might be implemented.
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II.

HERITAGE LEGISLATION CONTEXT

Municipalities function through the authority of, and within the
limitations of, the Provincial Government through enabling legislation.
While municipal zoning authority goes back to 1925, heritage legislation
is relatively new. It evolved in response to public interest in protecting
important heritage resources (usually buildings) in the 1960’s and
1970’s. In the absence of legislative authority, one of the only options
municipalities had to protect heritage buildings was to acquire them.
Buildings were then often put to some public use, such as a museum,
or other cultural use. One of the earliest examples of this is the Irving
House that New Westminster acquired in 1950 and made into a
museum. Protection through acquisition is, however, not a viable
solution for managing a larger heritage program.
In Vancouver, when Gastown and parts of Chinatown were threatened
with numerous demolitions, the Province acted on the City’s request and
used its authority to protect that historic district in 1971. This was the
first time an area-wide protection tool was employed in B.C.
Heritage Conservation Act (1979-1994)
In 1979, the Province of B.C. introduced a new Heritage Conservation
Act. It allowed municipalities to identify heritage resources through a
Heritage Inventory. A Heritage Advisory Committee was provided for to
assist in Heritage Conservation efforts. Municipalities were given the
power to protect individual buildings through a Heritage Designation
Bylaw. Municipal heritage programs soon typically included:
•
•
•
•
•
•

Heritage Advisory Committee
Heritage Inventory
Public Awareness Efforts
Monitoring of Heritage Inventory Buildings
Heritage Protection (virtually always voluntarily or negotiated)
Incentives

The Heritage Inventory has been an important component of a Heritage
program since it identifies which resources are considered to have
heritage merit. This is helpful for property owners, prospective
purchasers, staff and Council. Heritage conservation efforts have
traditionally then focused on those Inventoried sites. Incentives were
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pursued on an individual basis within the constraints of the Act and
usually involved special zoning provisions.
The Province’s Heritage Conservation Act was criticized for a variety of
reasons. Three main municipal concerns were that it was not clear
whether or not compensation was required for designation, interiors
could not be protected and it did not authorize area-wide protection.
Local Government Act (1994-present)
In 1994, new legislation was introduced by the Province. Municipal
authority was removed from the Heritage Conservation Act and added
to the Local Government Act (LGA). This is the legislation that
municipalities continue to use today.
Key features of the 1994 LGA amendments included:
•
•

•

•

•

•

Community Heritage Commissions: With potentially more
authority than the previous Heritage Advisory Committees.
Heritage Registers: Essentially a more formal Heritage Inventory,
properties listed a Register are considered heritage property, but are
not protected. They are linked to monitoring, assessment, and
municipal authority for possible heritage protection. Inclusion in a
Register make a property eligible for potential benefits including
Building Code relaxations. Inclusion in the Register itself does not
protect the building.
Heritage Designation Bylaw: An expanded form of protection by
Bylaw. More process was added and compensation was now required
for a “reduction in the market value of the designated property”.
Notice on the Title of the land was required.
Heritage Conservation Covenant: An agreement between the
City and owner that is registered on the Title to the land. It can
protect a property, require upgrades, etc. This is also registered on
the Title of the land.
Heritage Revitalization Agreement (HRA): A new tool that could
protect a property, secure building upgrades, vary the Zoning Bylaw,
and provide other incentives. It requires the support of both the
owner and City and is approved by bylaw. HRA’s are registered on
the Title of the land.
Heritage Conservation Areas (HCA): A new tool that could
protect heritage buildings and/or effect design control on an areawide basis. No compensation is required. Protection is provided for
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•

through a listing of specific properties (called a “Schedule”) that
requires notice on Title of each parcel.
Heritage Alteration Permits: A new tool used to approve
modifications to protected heritage sites. They can be used to modify
some Zoning standards, but not use or density.

Other legislation also makes reference to heritage. For example, the
Community Charter includes provisions for heritage property tax
exemptions. The new heritage legislation did not have the intended
effects in a number of municipalities, including New Westminster.

III. NEW WESTMINSTER HERITAGE PROGRAM BACKGROUND
New Westminster has a very rich history with an ample stock of heritage
buildings. The community is understandably very proud of its heritage
and was one of the first municipalities to become active in heritage
conservation. In 1976, the New Westminster Heritage Preservation
Society (NWHPS) was formed by community heritage advocates.
The City established a Heritage Advisory Committee in 1979, shortly
after the new Heritage Conservation Act was introduced. The Heritage
Advisory Committee undertook the creation of a Heritage Inventory in
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1984. The result was a four volume Heritage Inventory that included
approximately 900 sites, completed in 1986 and last updated in 1990.
The Queen’s Park portion of the Heritage Inventory (Volume 2) was last
updated in 1989. The Albert Crescent Heritage Inventory (Supplement
to Volume 2) also included properties in the Queen’s Park area. In total,
410 sites that were listed in previous Heritage Inventory are now located
within the Queen’s Park Heritage Conservation Area (see map above).
The Queen’s Park area has been considered a significant heritage district
for many decades, which resulted in the installation of neighbourhood
gateway signs and other heritage conservation efforts.
In 1992, the New Westminster Heritage Foundation (1992) was
established as a joint initiative of the City and the New Westminster
Heritage Preservation Society. Its purpose is to provide grants in
support of the restoration/upgrade of protected heritage buildings.
Residential Heritage Building Grants of up to $10,000 and 50% of the
project cost were made available. The Foundation is funded jointly by
the City through the New Westminster Heritage Endowment Fund and
New Westminster Heritage Preservation Society. The grant program
remains active today.
By 1993, a variety of heritage conservation efforts had been undertaken
and 14 buildings were protected city-wide. In late 1993, the City Council
received a major study entitled “New Westminster Heritage
Management Plan” intended to provide a comprehensive review of the
City’s Heritage Program and a direction for an enhanced effort that
would coincide with new Provincial heritage legislation. A wide range of
actions and policies were recommended that included area-wide
protections, design controls, incentives, and tree protection. The
preparation of a new Heritage Inventory/data base was also
recommended since the previous Heritage Inventory (1989/90) was
considered to be out of date.
In considering both the new legislation and Heritage Management Plan
report, Council did not embrace the proposed approach. The previous
Heritage Inventory was not updated and not transformed into a new
Heritage Registrer. While the Inventory is no longer maintained, it
remains a resource that is accessible at City Hall, in the City Library and
online through the City GIS mapping function.
In 1997, the City rejuvenated its heritage efforts by creating a
Community Heritage Commission. A Heritage Register began to be used
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on a voluntary basis, with the City paying to have a Statement of
Significance prepared by a consultant. Currently there are
approximately 220 properties listed in the Heritage Register.
Until recently, the consideration of heritage merit and protection of
heritage buildings has been dealt with on an individual basis. Protection
of over 100 residential buildings has been achieved through Heritage
Designation Bylaws, Heritage Conservation Covenants and Heritage
Revitalization Agreements (HRA’s). Many of these are in Queen’s Park.
HRA’s have evolved as the most common tool used in New Westminster.
HRA’s secure the protection and upgrade of heritage buildings in return
for enhanced Zoning, all in one document.
The types of “incentives” commonly achieved in conjunction with
heritage protection on single family sites include:
•
•
•
•
•

Increased floor area
Siting relaxations
Height relaxations
Larger Laneway/Carriage
House
Parking relaxations

•
•
•
•

Subdivision
Stratification
Increased number of
dwelling units
Additional permitted uses

These are typically achieved through a
Agreement and provide Zoning incentives.

Heritage

Revitalization

Figure 1 Queens Park Character House
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IV.

QUEEN’S PARK HERITAGE CONSERVATION AREA BYLAW

Queen’s Park has long been identified as the City’s strongest collection
of heritage buildings. Heritage districts such as Queen’s Park have a
prestigious status, even though many homes are quite modest.
Community interest in protecting this neighbourhood has been
expressed for many decades. In large part, that is why Queen’s Park
has not been identified in the Official Community Plan as a location for
higher density housing, despite its excellent location for such densities.
In 2014, a Queen’s Park Working Group was formed to explore heritage
conservation efforts. In 2016, they recommended a Heritage
Conservation Area and Council then expanded their mandate to pursue
this. A Temporary Control Period (June 2016 to June 2017) was
established while this was undertaken.
The Queen’s Park Heritage Conservation Area Amendment Bylaw No.
7926 was adopted in July 2017. The Bylaw includes:
1.
2.
3.
4.
5.

Statement of Significance for Queen’s Park
Heritage Conservation Design Guidelines
Demolition and Subdivision Guidelines (Attachment A)
List of Exempted Properties
Special Study Building Characteristics (Attachment B)

Although there is no requirement for compensation in conjunction with
the adoption of a Heritage Conservation Area under the LGA, Council
has instructed staff to proceed with the consideration of incentives
(benefits) for the protected properties.
The Queen’s Park Heritage Conservation Area Amendment Bylaw
recognizes heritage quite broadly as including all buildings built before
1941. This is similar to the approach recently used in Vancouver for
building retention efforts (see Appendix D). This approach places value
on older buildings in general, rather than only the historic architectural
features of individual heritage buildings. A consequence of this approach
is that more buildings are included, including buildings that had not
previously ever been identified as having heritage status (i.e. not in a
Heritage Inventory or Register).
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The Queen’s Park HCA includes a total of 694 parcels. Of these, 416
parcels (60%) are in an “Advanced” category. These are considered
protected heritage properties. The second category includes 188
“Limited” buildings (27%) which are not considered to be heritage
properties. For a temporary period of time, a third category exists called
“Special Limited”. These are effectively a “to be determined” group of
85 properties (13%) which may be assigned either Advanced or Limited
status through further examination in the near future. Inclusion in this
category was based upon the criterion listed in Attachment B. These
categories are summarized in the following table.

Queen’s Park Heritage Conservation Area
HCA
Category

#

Advanced
(Pre-1941)

Limited

Special Limited

Protection

Alteration &
Construction

416

Protected from
demolition unless
approved by Director
of Development
Services (Owner
may appeal to City
Council)

Alterations requires a Heritage
Alteration Permit and
compliance with the
“Recommended” or “Acceptable”
standards of Section B the HCA
Design Guidelines

188

Not Protected.
Demolition permits
will be issued

New construction requires
Heritage Alteration Permit and
compliance with Sections A and
C of the HCA Design Guidelines

85

Temporary category
with buildings to be
shifted to Advanced
or Limited pending
further study.

New construction requires
Heritage Alteration Permit and
compliance with Sections A and
C of the HCA Design Guidelines

Protected from
demolition unless
approved by Director
of Development
Services (Owner
may appeal to City
Council)

QUEEN’S PARK HERITAGE CONSERVATION AREA: BENEFITS DISCUSSION PAPER

11

157

The following map identifies properties by category in the Queen’s
Park HCA.
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These categories have been created to reflect the unique Queen’s Park
situation. Buildings in the Advanced category are considered protected
since a Heritage Alteration Permit is required for front, side and roof
areas visible from the street and demolition.
The Director of Development Services has been delegated the authority
to issue a HAP for alterations and demolition. Appendix 3 of the Heritage
Conservation Area Bylaw (Attachment A) establishes a policy by which
demolition and subdivision applications will be considered. This policy is
also used to review requests to move buildings from the Advanced
category to the Limited category. The Policy addresses:
•
•
•

Heritage Character and Merit
Development Potential
Condition

If a demolition permit is denied, an owner can appeal to City Council. Of
note, the Queen’s Park HCA does not include a Schedule of Protected
Properties, as per the LGA.
This Advanced category has been
implemented as a lesser standard of heritage “protection” than other
methods used by the City. It is not considered to be as definitive, nor
as stringent a form of protection. It provides Council/staff with the
authority to deny a demolition permit, however it is easier for demolition
permits to be issued.
A further example of the lesser standard within the HCA is how the HCA
Design Guidelines are applied. The Design Guidelines have three
standards of application:
RECOMMENDED

ACCEPTABLE

NOT RECOMMENDED

It is only the Acceptable standard that must be complied with. As a
result, a lower level of conservation is considered to be acceptable for
building alterations. For example, buildings are not required to comply
with the Parks Canada Standards & Guidelines for the Conservation of
Historic Places.
In this way, the HCA protection and Design Guidelines are considered
less onerous than other legally protected sites. Higher forms of
“Protection” (Heritage Revitalization Agreement/ Heritage Designation
Bylaw / Heritage Conservation Covenant) would usually require
compliance with the “Recommended” category in New Westminster,
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including the Parks Canada Standards & Guidelines for the Conservation
of Historic Places.
Those higher forms of protection are typically achieved through a
negotiated Heritage Revitalization Agreement and a Heritage
Designation Bylaw. In those negotiated situations where the owner is
achieving a significant benefit, the public achieving a high standard of
conservation AND the restoration of the building.
In the Queen’s Park HCA, protection is imposed, but there is a lesser
level of protection with
no
obligation
to
upgrade the building.
This
is
noteworthy
when
considering
possible
benefits
related to the Queen’s
Park HCA.
The temporary Special
Limited category was
created to give more
time to assess whether
it was practical to
include these buildings
in
the
Advanced
category.
The
methodology
for
inclusion
in
this
category is in Appendix
5 of the HCA Bylaw
(Attachment B). These
are sites that may not
be able to achieve their
development potential while retaining the heritage building. Ideally, this
list will be assessed and buildings assigned their appropriate category
in the near future. The extent of benefits implemented by the City may
influence whether these owners would prefer to be on the Advanced list
or Limited list.

QUEEN’S PARK HERITAGE CONSERVATION AREA: BENEFITS DISCUSSION PAPER

14

160

In summary, the Queen’s Park HCA has introduced a form of legal
protection for the Advanced category heritage buildings that will
prevent demolition but includes the following:
•
•
•
•

•
•

•
•

•
•

Properties are not protected through the use of an LGA Schedule.
Building interiors are not protected;
Demolition can be approved by the Director of Development
Services;
A policy has been endorsed to guide decisions on demolition
permits and on moving a building from the Advanced to Limited
category (Attachment A);
A policy has been endorsed to guide decisions on subdivision
(Attachment A);
A Heritage Alteration Permit is required for some exterior building
changes to the front, sides and roof which could be visible from
the street;
Modification to the rear of the building is generally acceptable;
The “Recommended” standard of heritage conservation stipulated
in the HCA Design Guidelines does NOT need to be complied with.
The lesser “Acceptable” standard applies;
There is no obligation to restore or upgrade the building;
A minimum maintenance standard has been established by Bylaw.

In comparison, more formal heritage legal protections (eg HRA’s) with
significant benefits to the owner would have to comply with the
Recommended standards of the Design Guidelines and would require a
high level of building restoration/upgrade.
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V. HERITAGE PROGRAM CASE STUDIES
Heritage programs are operated in many municipalities in British
Columbia, however a limited number have implemented a Heritage
Conservation Area. For purposes of this Discussion Paper, a review has
been undertaken of relevant municipalities with a residential Heritage
Conservation Area. Municipalities with financial heritage incentive
programs have also been examined.
Commercial HCA’s are not considered to be a relevant comparison since
those buildings have different building issues to address (ie. seismic
upgrades), have a much different scale of development potential and
potentially have much different development solutions. In addition, the
review has also been limited to municipalities with similar real estate
market conditions. A high demand real estate area such as Metro
Vancouver has completely different market forces than others, such as
northern BC.
Nine cities have been examined with summaries presented in
Attachment E. This includes a summary of how their HCA’s were
implemented and what, if any, incentives or benefits are offered. Both
Zoning benefits and financial benefits have been examined. The
following cities are studied:
•
•
•
•
•

Vancouver
Victoria
Nanaimo
Saanich
Surrey

•
•
•
•

Port Moody
Delta
Abbotsford
North Van City

V.I HCA Building Protection
Vancouver, Port Moody, and Abbotsford have implemented HCA’s with
the legal protection of heritage buildings. These have all utilized a
Schedule of Protected Properties within the HCA Bylaw with Notices are
placed on the title of the lands. To give an order of magnitude, the
number of protected residential properties are as follows:
Vancouver’s First Shaughnessy HCA:

317

Port Moody’s Moody Centre HCA:

26

Abbotsford’s Clayburn Village HCA:

19
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Another five municipalities studied (Victoria, Nanaimo, Saanich, North
Vancouver City, Delta) have implemented their HCA without building
protection but to achieve design control over building alterations and
new construction The HCA itself does not prevent demolition. In
essence, those HCA’s function as strong heritage design controls but not
with demolition prevention.
When faced with demolition applications in those five HCA’s, the
municipality can utilize the powers of the LGA to consider temporary or
permanent protection on an individual basis. When possible, this results
in a negotiated arrangement to keep the building, possibly with
additional Zoning benefits. If this is not possible, Designation by bylaw
can be considered but is rarely adopted.
Vancouver’s First Shaughnessy HCA (FSHCA) is similar to Queen’s Park
in many ways. It involves a larger area with a significant number of
protected buildings. Similar to Queen’s Park, the First Shaughnessy HCA
(FSHCA) considers all buildings built prior to 1940 to be heritage and
are protected. Of the 317 protected heritage properties, only 82 were
previously on the Vancouver Heritage Register.
Unlike New Queen’s Park, the FSHCA has protected properties through
a Schedule in the Bylaw. The FSHCA Design Guidelines require a high
standard of conservation (similar to the “Recommended” standards in
the Queen’s Park HCA).
V.II HCA Zoning Benefits
HCA’s usually include both heritage properties (which may or may not
be Protected) and non-heritage properties.
Non-Heritage Properties: For non-heritage properties located within
an HCA, no municipalities studied provide any benefits to those property
owners. While those properties may now require a Heritage Alteration
Permit to build a new building, this is considered little different than a
site with design control through a Development Permit. There is not
perceived to be an economic loss, nor significant negative impact.
Port Moody/Abbotsford: In Port Moody and Abbotsford, protected
heritage buildings (by Schedule under the LGA) receive no benefits. It
is perhaps noteworthy that those HCA protections involve very few
buildings and only include buildings previously identified in a Heritage
Register/Inventory.
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Vancouver: Vancouver has had a long-standing effort to preserve First
Shaughnessy. An Official Development Plan and Zoning with incentives
for heritage conservation has been in place since the 1980’s, prior to
HCA legislation. The FSHCA is a new effort, adopted in 2015. It protected
heritage properties and modified the Zoning benefits. The additional
units and floor area, as well as other Zoning variances are not
significantly different than were previously available. The extent of
benefit varies depending on lot size. The most significant benefits are
reserved for larger lots of 15,000 sf or more. These are summarized in
Attachment E. Smaller lots receive additional floor of approximately 0.1
FSR; however, this cannot be easily generalized since calculations need
to be done on an individual basis given the formula used. In the FSHCA,
zoning benefits have been limited so as to maintain the historic
character of the area. Since the zoning benefits largely pre-dated the
FSHCA, upgrades to existing buildings are required on a case by case
basis, often driven by the Building Code.
Vancouver’s “Character House” Zoning Incentives offers perhaps an
even more noteworthy example for Queen’s Park. The Character House
Zoning Guidelines apply to all RS Zoned lands. Adopted in the fall of
2017, they encourage the retention and upgrade of “Character Homes”.
Character Homes are those built prior to 1940 which retain significant
original features. Buildings do not have to be on a Heritage Register to
qualify. Heritage protection is not required, but the existing Character
House must be upgraded. This initiative represents an expansion of
heritage building incentives to a much broader building stock, city-wide
on lots similar to those in Queen’s Park. Highlights of this initiative
include:
•
•
•
•

•
•
•

Density increases from 0.5 FSR up to 0.75, 0.85 or 0.91 FSR,
depending upon the zone;
Multiple Conversion Dwellings (MCD’s): converting a Character
House to several units (rental or strata);
infill Dwellings (rental or strata);
Including Secondary Suites and/or Laneway Homes, there can be
a total of:
o 3 units on a 33 ft lot;
o 4 units on a 50 ft lot;
o maximum 6 units in a MCD on a 69 ft +lot;
Basement floor area exclusions;
Parking variances;
Site area, siting and other relaxations.
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The summary graphic below is an excerpt from the Vancouver Character
House Guidelines which demonstrates the resulting building forms.
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While not within an HCA, these Zoning incentives are intended to
promote the retention of buildings built before 1940. Essentially, they
aim to make building retention more desirable than demolition. In doing
so, they are not concerned about retaining the heritage character of
those neighbourhoods (unlike First Shaughnessy).
The densities
attained are reaching those of townhouse development (0.75 to
0.91FSR), some of which may be rather imposing and significantly alter
the previous single family character.
Both Vancouver’s FSHCA and the Character House Incentives are
directly relevant to the consideration of Zoning benefits for Queen’s
Park. Neither is directly transferable. However, incentives like those
offered in the Character House Guidelines, but tempered to respect the
heritage character of Queen’s Park could be effective.

V.III Financial Benefits:
Municipalities have limited revenue generating options and financial
resources. As a result, significant financial funding for residential
heritage buildings are usually difficult to implement at the local level.
There is also often a political/public reluctance to provide financial
assistance directly to the owners of relatively expensive homes, given
other needs in the community.
There are two types of financial benefits offered in BC municipalities.
These are individually described for each municipality in Attachment E.
Heritage Tax Exemption
The most ambitious financial support offered to heritage buildings is in
Surrey. It offers both a tax exemption and smaller house grant program.
Section 225 of the Community Charter has provision for tax exemptions
for protected heritage property. Surrey offers a 100% exemption of
municipal taxes for protected heritage properties. (This exemption does
not apply to taxes collected by Surrey for other jurisdictions.)
This type of tax exemption program is very rare for residential homes.
Applications must be submitted and approved annually by a 2/3 vote of
City Council. There are 15 Surrey properties utilizing this exemption in
2018. The total 2018 tax exemption for those properties is estimated to
be $60,000 ($4,000 per parcel on average).
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This type of program is special in that it benefits those owners of
heritage protected properties that are not undertaking any development
or change to their property.
Port Moody also has a tax exemption program through the Heritage
Revitalization Tax Exemption Bylaw No 2913. It has been in place since
2011 and offers tax reductions for Moody Centre HCA and other heritage
properties. Very few owners have utilized this program.
In New Westminster, Advanced properties would not be eligible for this
tax exemption under the Community Charter. Properties must be
formally protected through either a HCA Schedule, HRA, or Designation
Bylaw.
House Grants
A number of municipalities, including New Westminster, offer grants for
residential building renovation projects range from $2,500 to $15,000
for 50% of the project cost. These are often operated by a Foundation
with the municipality either providing all or some of the required funding
to the Foundation.
The Vancouver Heritage Foundation has the
most extensive grant program in the
Province.
Vancouver
City
provides
approximately $125,000 annually to the
Foundation.
The Foundation raises
approximately $375,000 annually to reach
its $500,000 budget. Buildings must be on
the Heritage register, but do not need to be
protected to be eligible. Several types of
grants are available:
•
•
•
•

Restore it Grant:
50% of project cost up to $7,500
True Colours Grant:
50% of project cost up to $7,500
House Call (Conservation Plan): 50% of project cost up to $500
Get on the Register Grant:
50% of project cost up to $500

Victoria also has a significant grant program and provides the most
funding at approximately $205,000 annually to the Victoria Heritage
Foundation. Saanich ($47,000) and Nanaimo ($12,000) operate smaller
programs.
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Delta has just begun a new Grant Program of up to $15,000 and 50%
of the project cost. To be eligible, properties must be on the Heritage
Register and protection must be in place for at least 10 years, secured
by covenant.
Surrey has a $5,000 grant annual program for protected buildings only.
The New Westminster Heritage Foundation (NWHF) has operated a
Grant program since 1992. It utilizes monies from both a City
endowment and contributions from the New Westminster Heritage
Preservation Society (NWHPS). In 2017, $10,000 was provided to the
Foundation from the civic Heritage Endowment and another $5,000 was
gifted by the NWHPS.
In 2017, three grants were awarded for approximately $4,000, $5,000
and $6,000. These averaged roughly 50% of the project costs. More
commonly, grants achieve 30% of the project costs due to limited funds
and a desire to support as many buildings as possible.
The New Westminster Heritage Foundation is run by volunteers
appointed to the Foundation. In comparison, Victoria allocates funds for
a part-time Foundation position to administer the grant program.
Nanaimo staff manage their grant program. The Vancouver Foundation
has paid staff to operate their program.
Summary Benefits Table
The following table summarizes the Heritage Conservation Area
methods and Heritage Program financial incentives for 9 municipalities
in B.C. It is important to understand that the local Government Act
provide tools for municipalities to use to support heritage conservation.
Municipalities choose how, or if, to use those tools. As a result, no two
Heritage Programs are the same. While lessons can be taken from other
jurisdictions, New Westminster will find its own way forward.
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VI.

QUEEN’S PARK HCA POTENTIAL BENEFITS

New Westminster’s Queen’s Park neighbourhood is a very desirable
place. The Heritage Conservation Area controls will ensure that it retains
much of the character that has defined it for over 100 years. In this
way, the HCA is bringing stability to this neighbourhood which might
otherwise be highly sought after for higher density development, like
Vancouver’s West End adjacent to Stanley Park, which was once a
neighbourhood of character homes
In introducing the Queen’s Park HCA controls, the City has imposed its
authority on property owners, particularly in the Advanced category.
This has occurred with significant public support, including many owners
within the HCA.
There is some expectation, but no legal requirement, to find a balance
between public benefits and private property rights. Indeed, the most
important factor in ensuring a healthy future for a heritage building is
to have an owner that respects and wants to invest in the building.
Benefits to owners can help to achieve this.
All buildings require major upgrades at some point. The purpose of
providing benefits to a heritage building owner are both to avoid
economic loss, if that exists, but also to help generate revenue to fund
upgrades. There is a premium to the cost of restoring a heritage building
compared with building new.
By making it beneficial to own a heritage building, the heritage building
would be viewed as a positive, not a negative. In this way market forces
can be shaped to work in favour of heritage conservation, instead of
against it.
Vancouver’s First Shaughnessy HCA is perhaps the most relevant HCA
example to draw upon for Queen’s Park. It is also a large HCA with a
similar heritage criterion (pre-1940 buildings) and with many protected
buildings (317). Heritage zoning benefits are available to protected
properties, however, these have been tempered so as to not overwhelm
the desired neighbourhood character. It is also noteworthy that most of
the extra zoning benefits were previously in place. These were created
before HCA’s were available to municipalities through legislation, or
Vancouver might have created an HCA in the 1980’s.
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Finding the correct balance between zoning benefits and neighbourhood
character is an important consideration. The “solution” should not be to
the detriment of the original purpose of the HCA: that being to maintain
neighbourhood character. As noted previously, zoning benefits in First
Shaughnessy are somewhat constrained and tend to be directed to very
large lots of over 15,000 sf.
Vancouver’s Character House incentives relate more closely to the scale
of properties in Queen’s Park. These regulations aim to both encourage
character home retention and add density to the single family zoned
parts of Vancouver. This Zoning provides incentives to retain existing
character homes (those with significant original features), rather than
building new. Significant benefits are offered, but the regulations
require that the character buildings be upgraded to qualify. All approvals
have been delegated to staff to create certainty and expedite the
approval process.
A key difference between First Shaughnessy and the Character House
policies is that the Character House polices are not as focused on
maintaining neighbourhood character as a priority. The Character House
policies have a high priority on achieving the “gentle densification” of
the RS zones, while achieving building retention. As a result, they go
well beyond what is permitted in First Shaughnessy.
Creating new policy for Queen’s Park needs to find its own unique
balance between benefits for heritage protected properties,
neighbourhood character and modest densification. Other HCA’s can
provide lessons, but none of the other precedents can be directly
applied.
Based upon this review of the Queen’s Park HCA and other jurisdictions,
we believe that benefits are appropriate for properties in the Advanced
category. Any benefits to be considered for this area should be limited
to the Advanced category. As per other HCA’s studied, additional
benefits are not suggested for properties in the Limited category.
The authors are suggesting policies that will result in development at
0.6 FSR (plus exclusions for basements/cellars). It is felt that this level
of increase will provide meaningful benefits while maintaining the
Queen’s Park character.
A draft policy (Attachment C) was released by New Westminster staff to
guide this discussion in December 2017. It includes 5 principles. The
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fourth and fifth principles relate to the fact that other forms of heritage
protection in New Westminster achieve the “Recommended” standards
of conservation in the Guidelines as well as a commitment to
restore/upgrade the building. These are typically secured through a
Heritage Revitalization Agreement/Designation Bylaw on an individual
basis.
It is common practice in other jurisdictions, that a reasonable level of
upgrade to the heritage building occur concurrent with significant
heritage benefits being granted. Vancouver is a good example of this in
the Character House areas.
In considering significant benefits to the Queen’s Park heritage
buildings, it is therefore reasonable to expect that they should come
with a requirement for:
•
•

“Recommended” standards in the HCA Guidelines
Heritage Building Upgrade/Restoration

In this way various Heritage Conservation efforts that occur throughout
the City will be treated equally and some of the value generated will be
reinvested into the buildings.
There are however, less significant benefits that could apply to all
Advanced properties given the level of protection already in place. These
need not necessarily require additional conservation standards or
heritage building upgrades.
A summary of the Benefits outlined in this Discussion Paper is presented
in Attachment D.
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VI.I Queen’s Park HCA General & Enhanced Zoning Benefits
A range of Zoning changes are identified in this section that could
provide meaningful benefits to Advanced category building owners.
Owners would realize those benefits if they chose to utilize that
additional Zoning potential. If not, the benefit could come when they
sell the property since the enhanced potential should have value in the
market place.
The Queen’s Park neighbourhood is predominantly zoned RS-1. This
zone allows:
Gross Floor Area

0.5 FSR

Secondary suite

Limited to one

Laneway/Carriage House

958 sf max size
-0.1 additional laneway floor space

The following options identify zoning changes to the RS-1 Zone that the
authors feel could succeed in delivering benefits without destroying
neighbourhood character. Some increase in density or change of tenure
is proposed.
The benefits suggested all seem appropriate for consideration. Not all
would necessarily have to be implemented. Implementation should
occur in a manner that will create as much certainty as possible and
with the least process necessary.
It is proposed that Zoning benefits be divided into two groups. General
Zoning Benefits would be available to Advanced properties as an
outright permission. Enhanced Zoning Benefits would require a
commitment to comply with the Recommended section in part B of the
HCA Guidelines AND a commitment to upgrade/restore the heritage
building. It is suggested that these additional commitments be secured
by covenant as the most expeditious, yet still effective way to process
applications. A simple Heritage Revitalization Agreement (without
Zoning changes and resulting Public Hearing) could also be as effective.
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The options presented in this report have been prepared based upon
many years of experience in Zoning regulation. However, some are quite
progressive and have not been vetted by a solicitor. The City may wish
to have a legal review before advancing to the bylaw stage of this
process.
A.

General Zoning Benefits (Outright)

These are benefits that the Authors feel should be made available to all
Advanced properties. They would be implemented as a general
amendment for all properties in the Advanced category. Compliance
with the current HCA Guidelines would be required, but not more.
1. Existing Basement Floor Area Exclusion
Rationale: Older buildings were often built with basements long before
Zoning Bylaws regulated floor area. The result is that sites with older
buildings have a significant amount of their development potential
consumed by their basement. This is usually below grade space that
does not increase the mass of
the building. This puts older
buildings with a basement at
a disadvantage relative to
new construction. Excluding
the basement from floor area
calculations removes this
disadvantage and actually
gives the heritage home an
advantage
over
new
construction. This may have
the effect of allowing for
Figure 2 Heritage Home with Basement
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additions to the existing building or make a Laneway/Carriage House
more achievable.
2. Existing Attic Floor Area Exclusion
Rationale: Like basements, older buildings were often built with attics.
The sloped roofs and limited attic heights usually compromised the
functionality of the space. However,
attics can offer quaint, usually small
rooms. Attics were often originally left
vacant without stair access.
If counted as floor area, the use of
attics puts older buildings at a
disadvantage
relative
to
new
construction. Excluding attics from
floor area removes this disadvantage
and actually gives the heritage home
an advantage over new construction.
While attics may or may not have been Figure 3 Heritage Home with Attic
excluded from floor area calculations in
the past, the deliberate exclusion serves to clarify any uncertainty in
the Zoning regulation. For clarity, a definition of Attic may need to be
added to the Zoning Bylaw.
3. General Zoning Amendment to bring Advanced Buildings
into Conformity with the Zoning Bylaw
Rationale: All Advanced
building were built prior to
today’s
Zoning
Bylaw.
Many were built before
Zoning even existed. As a
result, many are nonconforming with regard to
the Zoning Bylaw. This can
make it difficult if they
want to do additions or
change the building in
some way. It can also be
difficult
to
undertake
repairs.

Figure 4 Example of Non-Conforming Siting
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It may be possible to “grandfather” these building to make the original
density, height, siting or other aspects of the building conforming
through a single Zoning amendment. A policy could supplement this
to advise future regulators that requests for relaxations when dealing
with additions to existing Advanced category buildings should be
looked upon favourably, subject to the resulting impact on
neighbouring properties being reasonable.
4. Laneway/Carriage House Zoning & Guideline Relaxation
i. Sideyard location when suitable
ii. Other Siting relaxations
iii. Parking relaxation
Rationale: New Westminster’s Zoning regulations and Development
Permit guidelines for laneway and carriage houses are quite new.
There are likely a number of Advanced properties that could
accommodate a laneway/carriage house only if these regulations
were modified slightly. For example, locating it in a sideyard facing
the street. Such small or thin homes could add to the vitality and
character of the street and be consistent with Queen’s Park’s history
of larger estates being carved into smaller “workers” housing.
The use of guidelines instead of regulations, and the delegation of the
approval of the Laneway and Carriage House Development Permits to
the Director of Development Services already creates flexibility
related to the approval of
Laneway and Carriage
Houses. Further detail
could be added to the
Laneway and Carriage
House
Development
Permit Area regarding
what guideline relaxations
would be considered for an
Advanced category home
in
order
to
support
Advanced buildings and
add transparency to this Figure 5 Example of Large Sideyard
process.
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5. More Achievable Laneway / Carriage House by Allowing
More Unused Gross Floor Area to be Utilized:
Rationale: Currently such homes are allotted 0.1 times the lot area
plus only 0.05 from the
unused permitted maximum
Gross Floor Area of the
principal
building.
Eliminating this 0.05 FSR
limit might make it more
viable for some Advanced
sites
to
achieve
the
maximum size of 958 sf.
This
utilizes
the
development potential on
the site and reduces the
potential for additions to the
existing
house,
thereby
retaining more character.
Figure 6 Example of Laneway Home

6. Multiple Conversion Dwellings – Non-Strata
(MCD’s on sites without Laneway/Carriage homes)
Rationale: As an alternative to a Laneway or Carriage House,
allowing an existing house to be converted to 3 units would be a
benefit for some. This would be the same number of units already
permitted (house with suite plus Laneway) except in one building.
Building Code upgrade requirements can be significant when
attempting to do such a conversion. That can sometimes make this
option overly expensive. It can also make it difficult to retain
existing materials which works against the heritage retention
objective. Building Code impacts would have to be considered on an
individual basis.
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B.

Enhanced Zoning Benefits (with Covenant)

These are more significant benefits to be considered for Advanced sites.
Given their significant value, it is felt that this scale of benefit should
only be available on the condition that:
•
•

“Recommended” standards of the HCA Design Guidelines apply;
Heritage Building restoration is committed to.

Ideally, these could be achieved without the need for a City Council
approval process. The most expeditious way to achieve this would be
through pre-zoning with a Heritage Conservation Covenant required to
secure the additional obligations. Alternatively, a Heritage Revitalization
Agreement or other tool could be used with individual Council approvals.
The following Enhanced Zoning Benefits are suggested:
1. House 0.5 FSR + 0.1 FSR for addition = 0.6 FSR
(Only sites without Laneway/Carriage House development)
Rationale: An additional 0.1FSR of habitable space is currently
provided for Laneway and Carriage houses. Those sites which do
not want or cannot accommodate such an additional building do not
receive a similar benefit. This option would allow that extra floor
area to be used as an addition to the existing building. It is felt that
0.6 FSR could be accommodated without damaging the character of
the area. Higher density will begin to approach townhouse building
forms and would affect the character of the area.
2. Larger Laneway and Carriage House
Rationale: A 958 sf dwelling is too small for many users, particularly
small families. Storage also becomes a significant problem in small
dwellings. Allowing a larger building to be built (on those lots that
could accommodate it) would be of significant value. There are two
possible ways to achieve this:
• 1200 sf maximum Floor Area: This could be done without
increasing the total floor area for the site, but allowing more
unused floor space to be used in the Laneway / Carriage House.
• Cellar exclusion: Such an exclusion would not increase the
mass of the building above grade, but would provide very useful
space for a wide range of purposes. The Zoning Bylaw defines
Cellars as being at least 5ft below grade, largely underground.
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3. Allow Additional Units to be Stratified
Rationale: The most significant way to increase value for the
Advanced properties without having any new impact on the mass or
character of the neighbourhood would be to allow permitted
additional units to be stratified. This could be applied to 2 or 3 units
in an existing building or Laneway / Carriage Homes. The maximum
number of units contemplated on-site is 3.
Building Code upgrade requirements can be significant when
attempting to stratify an existing building. That can sometimes
make this option exorbitantly expensive. It can also make it difficult
to retain existing materials which can work against heritage
retention. Stratification has the highest standards to meet. The
Building Code makes some allowances for heritage buildings. The
ability to retain heritage elements would need to be resolved on an
individual building basis in conjunction with City Building Officials,
Building Code Equivalency professionals and heritage staff.
4. Small Lot subdivision
Rationale: There may be some potential for subdivision to create
new small lots. Small lot subdivision is currently being considered in
the City generally. Pre-zoning for smaller lots with Heritage
Alteration Permits required might allow for adequate rigour to an
approval process while avoiding the need for a site specific Public
Hearing, upon application.
5. Density Transfer for sites unable to achieve development
potential to maximum 0.6 FSR
Rationale: Some sites may not be able to achieve any of the above
benefits while retaining the heritage building. This will likely apply to
the smallest sites or sites with oddly sited buildings. For these sites,
a strategy to allow the undeveloped potential of the site to be
transferred to a higher density property could be effective. To the
authors’ knowledge, this has not been done for this scale of
development. There is some precedent for this in higher density
locations in the region (previously Gastown), but not single family
sites such as in Queen’s Park. The most expeditious way to achieve
this would be through a “density bank” created by the City. Such a
bank would have to involve a City parcel of land to hold the density.
The City would acquire the density, then resell it at a later date to a
developer. These funds would then help pay for building upgrades.
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VI.II Queen’s Park HCA Financial Benefits
There are three types of financial benefits that are suggested for
consideration. The first one is suggested as a General Benefit for all
Advanced Buildings. The other two would be Enhanced Benefits.
1. Heritage Home Grants (General Benefit)
New Westminster has a grant program in place through the New
Westminster Heritage Foundation, partially funded by the City. It offers
grants of 50% of the project cost up to $10,000. This residential grant
program has been available to the 30+/- protected homes in Queen’s
Park, plus other heritage protected throughout the City. The
Foundation’s priority has been on those homes that did not previously
receive special benefits through a Heritage Revitalization Agreement.
In moving forward, the City should consider that it has protected more
than 400 additional properties through the HCA process. As protected
sites, these should be eligible for grants. However, this will mean
revisiting both the funding available and administration of the existing
grant program.
With so many more homes eligible, the current funding will be
inadequate to have anywhere near the same impact. Funding for 5 to
10 projects per year would require $50,000 to $100,000, which would
be more in keeping with the number of properties now protected.
At that scale, it may be impractical to depend upon a volunteer to
administer the grant program. The Victoria and Saanich model, which
includes an administrative cost for one part-time Foundation employee,
may be warranted. This is likely more efficient than operating the grant
program through City Hall. The Vancouver Heritage Foundation or
Heritage BC could also be approached to see if they were interested in
managing a grants program in New Westminster. This might be more
efficient for both the Vancouver Foundation and other local
municipalities.
While such house grants are not significant relative to the overall value
of the land, they are significant in helping an owner offset the additional
cost of doing a specific project to heritage standards. It also serves as
a demonstration of the public’s interest in the protected Heritage
Buildings. The exclusion of the Advanced buildings from the NWHF
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grant program would be inconsistent with the intent and effect of the
HCA effort.
As an outcome of the Queen’s Park HCA, some form of expansion of
the House Grant Program seems warranted, with the amount of
additional funding to be determined. A funding source would have to
be determined if the civic Heritage Endowment is unable to support an
increase in funding.
2. Heritage Tax Exemption (Enhanced Benefit)
Like Surrey and Port Moody, New Westminster could offer property tax
exemptions for protected heritage properties. This could be applied
city-wide to all heritage protected properties, or just to Queen’s Park.
The exemption could be for 100% or a lesser amount, such as 50%.
This exemption does not apply to taxes collected for other jurisdictions.
Section 225 of the Community Charter states that to be eligible,
properties must be protected pursuant to the Local Government Act. If
the City wanted to proceed with such an exemption, Advanced
properties would not be eligible unless there was a higher level of
protection. That could include an HCA Schedule, HRA, Designation
Bylaw or possibly a covenant.
Assuming an average assessed value of $1.5 million, the average
municipal tax paid in Queen’s Park is in the range of $4,000/year. If
an exemption for some or all of this was granted, the tax burden would
shift to other property owners in the City. Surrey has relatively few
heritage buildings (200+/- on the register and 40 privately owned
protected buildings) and is a very large City (2016 population
525,000). This results in a very minor tax shift.
In comparison, New Westminster has many heritage buildings (900+/Inventoried, 220+/- in Heritage Register, 100+/- residential buildings
protected, 416 Advanced category in the HCA) in a small municipality
(2016 population 71,000). This would make the potential impact on
other tax payers greater. A thorough property tax analysis of this
option should be undertaken to better understand the overall tax
implications if there is political interest in considering it.
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3. Combined Sewer Separation & Stormwater Management
(Enhanced Benefit)
While Laneway/Carriage Houses are permitted, there are factors that
may make achieving them difficult. One of these is the need to upgrade
the existing combined sewer into separate storm and sanitary sewers.
While laudable and typically achievable with new construction, this
requirement imposes a significant financial burden on small projects
such as Laneway and Carriage Houses.
When municipal costs become exorbitant relative to the cost of a
project, the project will not proceed. This may be occurring with
regards to Laneway/Carriage Houses. Staff have heard estimates in
excess of $100,000 for sewer separation where drain tiles for the
existing house have to be redone.
The cost for stormwater management for small Laneway projects can
also be exorbitant. Some municipalities, such as North Vancouver City,
did not require this for small projects.
There are a few options that could be considered to address this issue:
a. Waiver of Storm/Sanitary sewer separation, OR
b. CNW financial contribution towards Storm/Sanitary
sewer separation (i.e. 50% up to $25,000)
c. Waive Stormwater Management Requirements for
Laneway/Carriage Houses
d. Improve on-street stormwater retention (rather than
private property on-site retention) to achieve the
desired net reduction in stormwater
This would shift the focus of stormwater management from
private to public lands. This would need to be pursued with the
Engineering Department.
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VI.III

Queen’s Park HCA Neighbourhood Benefits

Streetscape upgrades are often achieved through the development of
sites with new construction. Municipalities have the authority to compel
an owner to upgrade the streetscape to the centerline of the road or
require more as a condition of rezoning. Given that the municipality’s
intention is for building retention, redevelopment in the Queen’s Park
neighbourhood will be less common. It therefore may be appropriate or
necessary for the City to undertake more civil works in this area.
As with heritage buildings, the historic streetscape design standard for
the area should be considered. It may be desirable to reflect the less
formal historic street works, rather than install a higher or today’s
conventional level of improvements in the area.
Neighbourhood benefits might include:
1. Streetscape Enhancements
a. Sidewalk upgrades
b. Streetlights
c. Road Paving
d. Landscape Open Spaces (City initiated or possibly through a
volunteer program)
2. Interpretive Queen’s Park Heritage Plaque Program
Brass
plaques
are
currently
installed by the City for fully
protected
properties.
Wooden
plaques are provided by the New
Westminster Heritage Preservation
Society for homes that participate
in the annual homes tour.
There are many great stories to tell
about
the
Queen’s
Park
neighbourhood.
Larger
interpretative panels could be
installed at prominent locations to
help tell New Westminster and
Queen’s Park stories to the general
public. The larger plaques could be
prepared and installed by the City. Figure 7 Sample Area Plaque
QUEEN’S PARK HERITAGE CONSERVATION AREA: BENEFITS DISCUSSION PAPER

37

183

VII. CONCLUSION
Based upon this study, the authors’ believe that it important to proceed
with benefits for Advanced properties in the Queen’s Park HCA. This
Discussion Paper identifies a range of benefits which could be considered
through a public process. It also suggests two levels of benefits and an
expeditious process for Advanced building owners to achieve the
second, greater set of benefits.
Some benefits are very modest and could be implemented quickly.
Others are more involved and would require more time and
consideration, including a legal review. Not all of the benefits would need
to, nor necessarily should be, acted upon. Some benefits would be
mutually exclusive. Building upgrades and higher recommended
standards of conservation should be expected in return for the greater
set of benefits.
Heritage legislation and protection processes are complicated and the
consultants’ propose that any benefits implemented be undertaken with
a view to keeping the approval processes very clear and efficient for
staff and the public.
The next steps in this process will seek to determine which benefits
warrant further consideration. Ultimately, the provision of benefits will
be a political decision with input from the public and staff. Ideally a
solution will be found that satisfies the majority of owners while
achieving the goal of retaining the heritage character of Queen’s Park.
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Attachment D

QUEEN’S PARK HCA:
GENERAL ZONING BENEFITS
GENERAL: The following General Zoning benefits could be implemented
with no further expectations of Advanced building owners.
1 Existing Basement
Gross Floor Area
Exclusion

Currently some heritage homes with basements
have a significant part of their floor area
potential consumed in basements. Excluding
basements removes this disadvantage and
creates an advantage for heritage homes.

2 Existing Attic Gross Likely many attics have already been excluded
Floor Area Exclusion from floor area. This will clarify this and
perhaps allow some owners to make use of
their existing attics.
3 Heritage Building
Conformity Zoning
Amendment

Many older buildings are non-conforming in
terms of Zoning. Bringing them into conformity
shows that the City wants them to stay and
makes their future more certain.

4 Laneway/Carriage
House
Siting/Parking
Relaxation
5 Laneway/Carriage
House Floor Area
Relaxation

Making these accessory dwellings more viable
supports the retention of the heritage building
Allowing more of the floor area potential of the
main house to be utilized in the Laneway/
Carriage house helps achieve a viable sized
unit. It also reduces the potential for additions
to the heritage building and helps retain
character.

6 Multiple Conversion
Dwellings to 3 Units

Allowing two accessory units achieves the same
potential as a Laneway/Carriage development,
but within the heritage home.
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QUEEN’S PARK HCA:
ENHANCED ZONING BENEFITS
ENHANCED: The following Enhanced Zoning Benefits would only be
achievable if the owner agreed to more formal protection with
“Recommended” Design Guideline standards AND heritage building
restoration/upgrades. These commitments could be secured by HRA,
Covenant or other tool, preferably without individual Council approvals.
1 0.5 FSR Plus 0.1 FSR
This gives heritage homes the chance to
bonus for Heritage House utilize the effective 0.6FSR achievable
with Laneway /Carriage homes. This
helps sites that cannot achieve a
Laneway/Carriage house
2 Larger Laneway/Carriage
House
• 1200 sf and/or
• Cellar excluded

A larger unit would be beneficial and
more practical for some families. This
need not require more GFA, but merely
allow more of the main house GFA to be
used in the Laneway/Carriage.

3 Allow Stratification of
Additional Units

This does not increase density and so
has no greater impact on the
neighbourhood. This adds significant
value.
Some lots might have an ability to
achieve this. This potential is already
identified in the HCA Guidelines

4 Small Lot Subdivision

5 Density Transfer from
Sites unable to utilize
other benefits

For sites that cannot utilize other Zoning
benefits, this might provide a financial
benefit to the owners, at no long-term
cost to the City since the density would
be sold.
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QUEEN’S PARK HCA: GENERAL & ENHANCED
FINANCIAL BENEFITS
GENERAL: The following are potential General Financial Benefits for all
Advanced Properties.
1

Expansion of the NWHF
Home Grant program:
• $10,000 / 50% of
Project Cost

Advanced HCA properties could be
made eligible for this funding. An
increase in funding for the NW Heritage
Foundation would be necessary for it to
have any impact.

ENHANCED: The following Enhanced Financial Benefits would only be
achievable if the owner agreed to more formal protection with
“Recommended” Design Guideline standards AND heritage building
restoration/upgrades.
1

Protected House Tax
Exemption

This would provide a direct financial
benefit to owners that applied and met
the criteria.

2

Laneway/Carriage House
Combined Sewer
Separation & Stormwater
Management Relief
• Relaxation from
requirement, or
• City Financial
Contribution
($25,000/50%), or
• Improve on-street
stormwater retention
(rather than private
property on-site
retention)

The cost of stormwater management
and combined sewer separation may be
undermining the ability to build
Laneway/Carriage homes. Some form
of relief from this requirement may
help reduce that deterrent.

Shifting the focus of stormwater
management from private to public
lands would be a fundamental change
in stormwater management requiring
support from the Engineering
department and may have significant
financial costs to the City.
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QUEEN’S PARK HCA:
NEIGHBOURHOOD BENEFITS
The following are potential improvements to the Queen’s Park
neighbourhood overall, not targeted to individual buildings.
1

Streetscape Enhancements
• Sidewalks
• Streetlights
• Road paving
• Landscape Open Space
Initiatives

Civic initiated projects in the
neighbourhood.

2

Interpretive Plaque
Program

To help tell the story of the
Queen’s Park neighbourhood,
plaques could be prepared
and installed by the City.

QUEEN’S PARK HERITAGE CONSERVATION AREA: BENEFITS DISCUSSION PAPER

49

195

Queen’s Park Heritage Conservation Area: Benefits Discussion Paper
ATTACHMENT E

HERITAGE
CONSERVATION AREA
CASE STUDIES

March, 2018

Gary Penway Consulting | Richard White Planning Advisory Services

1 Queen’s Park HCA: Case Studies

196

This document has been prepared as an Appendix to the Queen’s Park Heritage Conservation
Area: Benefits Discussion Paper.
It includes a summary of selected Heritage Conservation Areas and Heritage Programs in
nine other B.C. municipalities. The following Table summarizes the findings.
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NEW WESTMINSTER
SUMMARY
The City of New Westminster has had an active heritage programs since the 1970’s. There are
approximately 900 buildings listed in an older Heritage Inventory with approximately 220 listed
in their Heritage Register. Over 100 residential properties have been protected, most often
through voluntary Designations or negotiated Heritage Revitalization Agreement. There is one
Heritage Conservation Area: Queen’s Park, adopted in 2017.
QUUEN’S PARK HERITAGE CONSERVATION AREA
Queen’s Park is one of the most recognized historic residential districts in BC. Interest in
protecting the area was realized in 2017 with the creation of an HCA. Heritage buildings have
been defined as those built before 1941. There are 416 such buildings called “Advanced”.
There are 188 non-heritage buildings called “Limited”. There are another 85 buildings in a
temporary “Special Limited” category that will be reassigned to either the Advanced or Limited
category in the near future.
Heritage Protection: The HCA offers a level of protection by requiring a Heritage Alteration
Permit for the demolition or alteration of Advanced category buildings. Council is using this
authority to deny or approve demolition. This authority has been delegated to the Director of
development Services. There is no Schedule of Protected properties in the HCA Bylaw.
Residential Heritage Design Control: There are Design Guidelines for all buildings that are
implemented through Heritage Alteration Permits. For Limited properties, Design Guidelines only apply
for the construction of a new house or laneway/carriage house. For Advanced properties, Design
Guidelines apply for changes to the front, sides, or visible roofline of the house. The Guidelines include
both Recommended and Acceptable standards. Advanced buildings must meet at minimum the less
onerous “Acceptable” level.
Heritage Zoning Incentives: Currently under consideration.
Financial Incentives:
The New Westminster Heritage Foundation (NWHF) has operated
a Grant program since 1992. It utilizes monies from both a City endowment and contributions
from the New Westminster Heritage Preservation Society (NWHPS). In 2017, $10,000 was
provided to the Foundation from the civic Heritage Endowment and another $5,000 was gifted
by the NWHPS.
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VANCOUVER
SUMMARY
The City of Vancouver has the largest heritage program in B.C. There are approximately 2200
buildings listed in their Heritage Register, which is currently being updated. More recent
buildings are expected to be added through that review. Over 500 properties have been
protected city-wide. There are three protected areas: Gastown, Chinatown and First
Shaughnessy. Gastown and Chinatown are higher density commercial heritage districts, not
protected by HCA legislation which are not relevant to compare with Queen’s Park.
First Shaughnessy is a recent HCA (2015) with some relevance to Queen’s Park. The extent of
conservation (all pre-1940 buildings) is similar. The large size of the estate properties is a
significant difference. However, the approach of using Zoning incentives offers useful
precedent.
Vancouver applied a similar approach to First Shaughnessy for all RS zoned buildings built prior
to 1940. These “Character House” retention incentives are directly applicable to Queen’s Park,
although they do not use heritage protection.
Vancouver operates under Charter legislation, not the Local Government Act. Therefore , it has
greater powers than other municipalities. Vancouver is the most ambitious municipality in BC
in terms of providing Zoning incentives for building retention.
FIRST SHAUGHNESSY HERITAGE CONSERVATION AREA (FSHCA)
The First Shaughnessy district is arguably the most prestigious residential heritage district in
the province. Vancouver City has made efforts to conserve the heritage character of the area
for many decades. More recently, when those efforts seemed to be inadequate and with strong
community interest in conservation, the City created a Heritage Conservation Area in 2015.
The FSHCA uses the full authority of Provincial legislation to effect building protection and
design control. The FSHCA is layered onto other regulations, including the First Shaughnessy
Official Development Plan (ODP) and First Shaughnessy District Schedule.
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FSHCA Heritage Protection: There are 317 protected land parcels listed in an HCA Bylaw
Schedule. This Schedule includes all buildings built prior to 1940, which is slightly more than
half of the 600 parcels. In comparison, there are 82 properties within the HCA that are
included in the Heritage Register. A Heritage Standards of Maintenance Bylaw also applies.
FSHCA Heritage Design Control: The HCA Design Guidelines establish requirements for
alterations and additions to protected buildings. The Parks Canada Standards and Guidelines
for the Conservation of Historic places in Canada apply. The compulsory FSHCA Guidelines are
similar to the “Recommended” standards in the Queen’s Park HCA, which are optional, not
required in Queen’s Park. Guidelines also exist for new construction on non-heritage parcels.
FSHCA Zoning Incentives:
The FSHCA neighbourhood has a special Zoning called the
First Shaughnessy District Schedule (FSDS). This provides owners with Zoning incentives in
conjunction the HCA. It should be noted, however, that the previous Zoning already had a
number of these incentives in place. That FSDS Zone now allows for:
•
•
•
•
•

Additional Floor Area for heritage sites (amount varies based upon lot size)
Coach House (similar to a rental Laneway House)
Infill Dwelling Units with extra floor area on lots over 18,000 sf (stratified)
Multiple Conversion Dwelling on lots over 15,000 sf
(stratified multiple units in a converted Heritage Protected building)
Maximum 4/5 units on very large lots of 50,000 sf +

The development potential varies a great deal depending upon lot size. The greatest benefits
apply to the larger lots. For the smaller lots, a density bonus applies. The FSDS Zone both
benefits protected heritage sites and constrains the impact of the resulting development. For
example, the size of infill buildings cannot be more than 50% of the size of the heritage
building. The Director of Planning is delegated authority to vary a variety of Zoning standards,
as per the Guidelines.
Financial Incentives:
Vancouver provides approximately $125,000 annually to the
Vancouver Heritage Foundation to assist owners of Heritage Register buildings. The
Foundation raises approximately $375,000 annually to reach its $500,000 budget. Buildings do
not need to be protected to be eligible. Several types of grants are available
•
•
•
•

Restore it Grant:
True Colours Grant:
House Call (Conservation Plan):
Get on the Register Grant:

50%
50%
50%
50%

of
of
of
of

the
the
the
the

project
project
project
project

cost
cost
cost
cost
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RS CHARACTER HOUSE ZONING INCENTIVES:
Vancouver’s Character House Zoning Guidelines applies to RS Zoning city-wide. These are very
applicable to Queen’s Park. Adopted in the fall of 2017, they encourage the retention and
upgrade of “Character Homes”. Character Homes are those built prior to 1940 which retain
significant original features. Buildings do not have to be on a Heritage Register to qualify.
Heritage protection is not required. This initiative represents an expansion of heritage building
incentives to a much broader building stock, city-wide and is available on an optional basis.
The Character House standards allow for additional rental / strata units and floor area in return
for retaining and restoring the Character House. There are criteria to determine if a building
qualifies as a Character House. There are also criteria to determine required building upgrades.
The Director of Planning is delegated authority to make these determinations and vary Zoning
standards, as per the Guidelines.
There are nine RS Zones in Vancouver where these standards apply. The RS-1,RS-1A/B, RS 2, RS-4, RS-5, RS-6, RS-7 Zones are treated similarly. The RS-3 and RS-3A Zones are treated
similarly. The two attached diagrams from the Guidelines (Figures 7 and 8) depict the
application of these regulations in the two groupings of RS Zones.
In summary, the policies provide for:
•
•
•
•

•
•
•
•

Density increases from 0.5 FSR up to 0.75, 0.85 or 0.91 FSR, depending upon the zone
Multiple Conversion Dwellings (MCD’s): converting a Character House to several units
(rental or strata)
infill Dwellings (rental or strata)
Including Secondary Suites and/or Laneway Homes, there can be a total of:
o 3 units on a 33 ft lot;
o 4 units on a 50 ft lot;
o maximum 6 units in a MCD on a 69 ft +lot;
Basement floor area exclusions
Parking variances
Site area, siting and other relaxations
Heritage protection is not required.

The Vancouver Charter allows for conditional uses/densities Zoning and the delegation of land
use and density approvals to the Director of Planning. As a result, Vancouver’s Zoning methods
are not necessarily directly applicable to New Westminster.
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VICTORIA
SUMMARY
The City of Victoria has one of the most active heritage programs in B.C. There
are approximately 1100 buildings listed in their Heritage Register. Over 400
residential properties have been protected, most often through individual
Heritage Designation Bylaws. They have 13 Heritage Conservation Areas. Of
these, 5 are in single family residential areas. These 5 are relevant to compare
with the Queen’s Park HCA.
HCA 1: TRADITIONAL RESIDENTIAL HERITAGE CONSERVATION AREA
The Traditional Residential HCA includes five separate areas including Battery Street, Avalon
Huntington, Catherine Street North, St. Charles Street and Elora. The HCA’s are relatively small
in area with Battery Street and Avalon Huntington having the most sites with approximately
30 parcels each (see map over).
Heritage Protection: There is no Schedule of Protected Properties and no direct prevention
from demolition within the HCA. Properties in the Heritage Register are encouraged to be
retained and do require HAP’s for alteration. Demolition Permits are not issued unless plans
for the replacement building are also approved. Council retains the authority through the Local
Government Act to prevent demolition through a Heritage Designation Bylaw process.
Residential Heritage Design Control: The effect of the Traditional Residential HCA is to
provide authority for Victoria to ensure that building alterations or new construction are
sympathetic to the heritage character of the area. A Heritage Alteration Permit is required.
There are no specific design guidelines in the HCA 1 areas.
Heritage Zoning Incentives: None. Victoria is currently considering new incentives that
could include secondary suites or garden suites.
Financial Incentives:
Victoria provides $205,000 annually to the Victoria Heritage
Foundation to operate a House Grants Program. Grants range from 30-50% of the project cost
up to a maximum of $21,000 over 10 years. The average grant in 2016 was $8,000 (34% of
the project cost). A Tax Incentive Program also operates in Victoria but residential homes are
not eligible.
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Victoria HCA 1: Traditional Residential (HCA Composite Map)
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NANAIMO
SUMMARY
The City of Nanaimo has an active heritage program. There are approximately 160 buildings
listed in their Heritage Register. Approximately 21 of 88 residential properties have been
protected. They have one Heritage Conservation Area which is for their Downtown/Fitzwilliam
neighbourhood (1998). It includes 53 commercial buildings which are protected through
inclusion in an HCA Bylaw Schedule. There is both a Façade Improvement Grant program and
Residential Conversion Tax Exemption program. As a commercial district, it is not comparable
to Queen’s Park.
OLD CITY NEIGHBOURHOOD
Nanaimo has a concentration of heritage residential properties in the Old City neighbourhood.
While an HCA was contemplated for this area, this has not been pursued.
Heritage Protection: There is no residential HCA protection in Nanaimo. Properties in the
Heritage Register are encouraged to be retained. Demolition Permits are infrequently applied
for and are generally issued where fire damage or poor building condition necessitates building
removal. Council retains the authority through the Local Government Act to prevent demolition
through a Heritage Designation Bylaw process.
Residential Heritage Design Control: N/A
Heritage Zoning Incentives: None.
Financial Incentives:
Nanaimo provides $12,000 annually to the to operate a residential
Heritage Home Grant Program. Any building on the Heritage Register is eligible, subject to a
covenant being placed on Title protecting the property. Grants of 50% of the project cost up
to a maximum of $2,500 are available. Sine 2006 a total of $51,000 was distributed. 21 homes
have benefited from this program with an average grant of $2.040.
A larger commercial Façade Grant program exists for commercial properties only. That program
is budgeted $20,000/year and has allocated approximately $317,000 since 2003.
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PORT MOODY
SUMMARY
The City of Port Moody has an active heritage program. There are approximately 66 buildings
listed in their Heritage Register. Approximately 50 residential properties have been protected,
with 42 being protected through two HCAs. There are two Heritage Conservation Areas: Ioco
and Moody Centre. The Ioco HCA applies to the former Imperial Oil Company town, which is
now largely abandoned. As a large site under single ownership, it is not comparable to Queen’s
Park. The Moody Centre HCA has a mixture of commercial, institutional and residential
properties which is quite different, but somewhat comparable to Queen’s Park.
MOODY CENTRE HCA
The Moody Centre HCA is a 7 block area in the old Port Moody core around St.Johns Street
(see map). The HCA Bylaw includes 26 heritage. Of these, 15 are residential, 9 are commercial
and 2 are institutional.
Heritage Protection: The HCA protects the 26 heritage buildings through a Schedule, as per
the LGA. Many of the heritage buildings also have some other form of legal protections. Four
protected buildings are municipally owned. Demolition of protected buildings is provided for
only in instances where the building has been damaged beyond 75% of its value
Residential Heritage Design Control: The Moody Centre HCA Bylaw includes Guidelines
which are enforced through Heritage Alteration Permits. Separate Development Permit
Guidelines also apply. This applies to alterations to the identified Heritage Buildings and new
construction on other sites.
Heritage Zoning Incentives: None.
Financial Incentives:
A tax exemption program exists for heritage buildings in the Moody
Centre HCA through Bylaw 2913. It provides for an exemption of municipal taxes for the value
of the improvements for up to 10 years.

14 Queen’s Park HCA: Case Studies

209

Port Moody’s

Moody
HCA
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SAANICH
SUMMARY
The District of Saanich has an active heritage program. There are approximately 296 buildings
listed in their Heritage Register. Approximately 78 residential properties have been protected,
individually. They do not have any Heritage Conservation Areas.
Heritage Protection: There are no HCA area-wide protections. Properties in the Heritage
Register are encouraged to be retained. Demolition Permits are not issued unless plans for the
replacement building are also approved. Council retains the authority through the Local
Government Act to prevent demolition through a Heritage Designation Bylaw process.
Residential Heritage Design Control: N/A
Heritage Zoning Incentives: None.
Financial Incentives:
Saanich provides funding annually to the Saanich Heritage
Foundation (1984) to operate a House Grants Program. Buildings must be protected by a
Heritage Designation Bylaw (or other protection) to be eligible. Grants of 35% of the project
cost up to a maximum of $10,000/yr are available. The maximum available for any one home
over 10 years is $20,000. A total of 43 protected heritage buildings have received grants. In
2008, Saanich provided $47,000 to the Heritage Foundation in 2017 which supported $35,000
in grants and $12,000 in SHF administration of this program with a part-time secretary position
that works from the District Hall.
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NORTH VAN CITY
SUMMARY
The City of North Vancouver has an active heritage program. There are approximately 265
buildings listed in their Heritage Register. Approximately 37 properties have been protected,
through a combination of individual Heritage Designations Bylaws, covenants and Heritage
Revitalization Agreements. There is one Heritage Conservation Area which is for their Ottawa
Gardens residential neighbourhood.
OTTAWA GARDENS HCVA
The Ottawa Gardens HCA is a 2 block residential area dating from 1906. It includes 18 heritage
register properties. It is Zoned duplex at 0.5 FSR and has OCP Attached Housing development
potential at 0.75 FSR.
Heritage Protection: There is no residential HCA protection. Properties in the Heritage
Register are encouraged to be retained. Demolition Permits are not issued unless plans for the
replacement building are also approved. Council retains the authority through the Local
Government Act to prevent demolition through a Heritage Designation Bylaw process.
Residential Heritage Design Control: The Ottawa Gardens HCA includes Guidelines which
are enforced through Heritage Alteration Permits. Guidelines exist for alterations to the
Heritage Register properties and new construction on non-heritage sites.
Heritage Zoning Incentives: No special incentives for the HCA. Basements are excluded
for all buildings built before 1960. B&B’s in Heritage register homes are allowed to operate 3
vs. 2 bedrooms. The City has instructed staff to consider zoning incentives for all heritage
buildings.
Financial Incentives:

None. The City has instructed staff to consider financial incentives.
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Ottawa Gardens Heritage Conservation Area
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ABBOTSFORD
SUMMARY
The City of Abbotsford has an active heritage program. There is one Heritage Conservation
Area: Clayburn Village.
CLAYBURN HCVA
Clayburn Village is a small company town originally owned by the Vancouver Fireclay Company
(Clayburn Company). Bricks were manufactured here beginning in 1905. The site had closed
by 1940. The District of Matsqui (now Abbotsford) acquired portions of the old mill site in 1993
which are in the process of being transformed into a park. Private portions of the Clayburn old
town are regulated as a Heritage Conservation Area since.
Heritage Protection: There are 19 heritage properties identified in the HCA Bylaw. (see
map). This includes both commercial and residential properties. These buildings are considered
protected.
Residential Heritage Design Control: The Clayburn HCA has relatively brief design
controls that are enforced through a HAP process. Guidelines exist for alterations to the
identified 19 Heritage properties and new construction on non-heritage sites.
Heritage Zoning Incentives: No special incentives for the HCA.
Financial Incentives:

None.
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Clayburn Heritage Conservation Area Map
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DELTA
SUMMARY
The City of Delta has an active heritage program. There are 213 properties in a Heritage
Inventory which dates from the late 1990’s. There are approximately 83 buildings listed in their
Heritage Register. There are 5 protected civic properties and a limited number of protected
private properties, primarily covenant. Sime protections are limited to 10 years.
LADNER HCA 1 (1995)
The Ladner HCA is a 1 block area on 47A Avenue, 48 Avenue and 48B Street (see map over).
It includes 11 properties, which are all residential.
Heritage Protection: There is no Schedule of Protected Properties and no heritage protection
directly associated with the HCA. Properties in the Heritage Register are encouraged to be
retained. Council retains the authority through the Local Government Act to prevent demolition
through a Heritage Designation Bylaw process.
Residential Heritage Design Control: The Ladner HCA Bylaw includes relatively brief
Guidelines which are enforced through Heritage Alteration Permits. This applies to alterations
to the identified Heritage Buildings and new construction on other sites.
Heritage Zoning Incentives: None.
LADNER HCA 2 ARTHUR DRIVE (2007)
The Arthur Drive HCA 2 is a 5 block area along Arthur Drive. (see map over). It includes
approximately 70 properties which are all residential. Some properties have duplex zoning.
Sixteen homes are listed in the Heritage Inventory.
Heritage Protection: Buildings are not protected. Owners are expected to enter into a
covenant or Heritage Revitalization Agreement in return for zoning incentives.
Residential Heritage Design Control: The Arthur Drive HCA includes Guidelines which are
enforced through Heritage Alteration Permits. This applies to alterations to the identified
Heritage Buildings and new construction on other sites.
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Heritage Zoning Incentives: One additional unit is permitted either as an addition to the
heritage building or as a detached coach house. None have yet been approved.
Financial Incentives:
A new Grant program began in 2018 to fund 50% of project costs
up to $15,000 for Heritage Register properties with a 10 year Protection secured by covenant.
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SURREY
SUMMARY
The City of Surrey has an active heritage program. There are approximately 200 buildings
listed in their Heritage Register. While HCA’s have been considered for several parts of the
City, none have been implemented and none are currently being pursued.
Heritage Protection: In the absence of an HCA, Surrey deals with heritage protection on an
individual basis. Approximately 67 properties have been protected with 27 of those being
municipal and 40 private properties. HRA’s, designation bylaws and covenants have been used
to achieve protection.
Heritage Zoning Incentives: No general incentives.
Financial Incentives:

Surrey offers two types of financial benefits:

Municipal Property Tax Exemption: Protected heritage properties can apply
annually for a 100% exemption from municipal taxes. This is undertaken pursuant to
Section 225 of the Community Charter. This exemption applies to original portions of
buildings and unaltered lands. Additions to buildings and alterations to lands (e.g.
outdoor pools) are excluded from this exemption. Buildings must demonstrate
compliance with the new Surrey Heritage Property Standards of Maintenance Bylaw.
There are currently 15 properties utilizing this property tax exemption. The estimated
cost to the City in 2018 is approximately $60,000.
House Grant Program: Protected properties can apply for a $5,000 annual grant for
upgrades/restoration. This can be grouped for up to three years for a total maximum
initial grant of $15,000. This program is utilized very little with only one grant issued in
each of the last few years.
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This report represents the opinions of the consultants and is presented
for purposes of generating ideas and discussion on benefits for
protected heritage properties in the Queen’s Park Heritage
Conservation Area. It does not necessarily reflect the policies or
opinions of the City of New Westminster or its staff.
For more information on the City of New Westminster Heritage
Program or Queen’s Park Heritage Conservation Area, contact the New
Westminster Development Services, Planning Division at:
604-527-4532

www.newwestcity.ca/heritage/qphca
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City of New Westminster

REPORT
DEVELOPMENT SERVICES DEPARTMENT
To:

Community Heritage Commission

Date:

April 4, 2018

From:

Cameron Barker
Planning Assistant

File:

13.2606.10

Subject:

1117 Sixth Avenue (Mandeville Block): Sign Permit Application for a
Heritage Register Building

PURPOSE
This report provides information to the Community Heritage Commission (CHC) in
regards to a Sign Permit Application for 1117 Sixth Avenue. The proposed signage
would be on a Heritage Register Building: the Mandeville Block (Hunter Heights
Apartments). The CHC is being asked to review the application, and to provide
comments.
POLICY AND REGULATIONS
Sign Bylaw 7867, 2017
Signs on private property and City-owned parcels are regulated under Sign Bylaw No.
7867, 2017. The purpose of the current Sign Bylaw is to regulate signs in a manner that
promotes public safety, provides sufficient opportunities for a range of signs to advertise
goods, services and businesses, and protects and enhances the character and aesthetic
standards of the City and the vitality of its commercial districts.
Heritage Register
A Heritage Register is an official list of properties identified by the City as having
heritage value. Provisions for the local government to establish a Heritage Register and
include property on the Register are set out in Section 589, Part 15, of the Local
Government Act. Properties are added to or removed from the Register by a resolution of

Doc#117334

221

City of New Westminster
April 4, 2018

2

Council. However, no Council approvals, or Heritage Alteration Permits are required for
changes to buildings on the Heritage Register. Rather, inclusion on the Heritage Register
allows Council to temporarily withhold a permit or to order a Heritage Impact
Assessment. Per the City of New Westminster’s heritage procedures policies, the
Community Heritage Commission (CHC) reviews applications for changes to Heritage
Register buildings and provides comment relating to the heritage aspects of the proposal.
BACKGROUND
Site Context
The Mandeville Block is a three and one-half storey masonry apartment block with
ground level commercial space, distinguished by its gabled roof with a series of gabled
dormers. It is located on a southwest sloping corner lot at the intersection of Sixth
Avenue and Twelfth Street, within a mixed-use commercial and residential context.
A site location map is included in this report as Attachment B.
Heritage Value of the Building
The Mandeville Block was constructed during the height of the pre-First World War real
estate boom. The Block is valued as a reflection of the surge of development that
occurred in the West End at this time. It was also a popular area for the city's large
population of working-class bachelors seeking respectable housing. With its substantial
size, brick construction and Craftsman-influenced detailing, the Mandeville Block was,
and remains, a neighbourhood landmark.
Additionally, the Mandeville Block is significant as a vernacular, mixed-use project of
the Edwardian era. With ground-level commercial space and residential apartments
above, this type of development allowed a dense urban concentration of population that
supported the development of the adjacent retail area. It was built as an investment
property by Francis Mandeville (1875-1955), a farmer by trade.
The Statement of Significance for this property, which includes further historic
information, and a photograph of the building, is available in Attachment C.
Existing Signage
The application submission shows no existing signage at the front of the building. A
photograph of the existing condition is available in Attachment D.
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PROPOSAL
A proposal for a sign permit application has been submitted for the subject property. The
proposal is for a fascia sign located on the front wall facing Sixth Avenue. The fascia
advertising sign would be installed on the front elevation and will be required to meet
current sign bylaw regulations. Proposed ideas/images for the sign are included in
Attachment A.
The Sign Bylaw allows one fascia sign per business, per street frontage. The proposed
sign meets this requirement. The proposed sign also meets the requirement for size of the
sign: it would be approximately 0.92 square meters (10 sq. ft). This meets the sign size
regulations of section 9.1 of the Sign Bylaw (Sign Area). The sign is made of dibond
(aluminum lightweight composite) material with duotone gold lettering on a black
background. The sign is proposed to be attached to the face of the building with screws to
maximum of six screws (three on top and three on the bottom). No raceway or other
backer is required and the sign will not be illuminated.
Below is a summary table of application’s information:
Current Application
Number of Fascia Signs
Sign Area
Sign Clearance
Shape/Style
Projection of Sign
Material
Colour
Illuminated
Support structures

1 facing Sixth Avenue
4.65 m² (larger option) & 0.92m² (smaller option)
3.05 m
Square fascia sign
0.03-0.04m
Aluminum composite
Black background with gold duotone letter
No
Screws and anchors attached to the wall –
approximately 6 screws/anchors on wall fascia.

DISCUSSION
The sign proposed conforms to the City’s Sign Bylaw 7867, 2017. However, the
proposed signage would be on a Heritage Register Building: the Mandeville Block.
Therefore, the Commission is being asked to review the application, and to provide
comments to the Director of Development Services as it relates to the heritage aspects of
the application.
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Feedback could include comments related to the design, placement, and attachment of the
sign to the historic material.
The project does not require a Heritage Alteration Permit, or other heritage-related
approvals from Council.

Report prepared by:

Cameron Barker
Planning Assistant

ATTACHMENTS
Attachment A – Proposed Sign Plans
Attachment B – Site Location Map
Attachment C – Statement of Significance
Attachment D – Photograph of Existing Conditions
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Attachment A
Proposed Sign Plans
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Attachment B
Location 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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BC Register of Historic Places (Mandatory)
Mandeville Block
Unique FPT Identifier

LOCATION
Address # Street
Sixth Avenue
1115-19

Community
New Westminster

Postal
V3M 2B7

Cadastral
PID 002 177 269

DESCRIPTION
Description

The Mandeville Block is a three and one-half storey masonry apartment block with ground
level commercial space, distinguished by its gabled roof with a series of gabled roof
dormers. It is located on a southwest sloping corner lot at the intersection of Sixth Avenue
and Twelfth Street, within a mixed-use commercial and residential context.

Description of
boundaries

Kelvin

Heritage value

Constructed during the height of the pre-First World War real estate boom, the Mandeville
Block is valued as a reflection of the surge of development that occurred in New
Westminster's West End at this time. While much of the development transforming the
area was single-family houses, it was also a popular area for the city's large population of
working-class bachelors seeking respectable housing. With its substantial size, brick
construction and Craftsman-influenced detailing, the Mandeville Block was, and remains, a
neighbourhood landmark. The scale of the building reflects the optimism and rapid growth
of the Edwardian era, prior to the collapse of the local economy and the outbreak of the
First World War. Growth in the area was curtailed until later in the 1920s and 1930s, and
the modest scale of the later commercial buildings on Twelfth Street stands in marked
contrast to the towering Mandeville Block.
Additionally, the Mandeville Block is significant as a vernacular, mixed-use project of the
Edwardian era. With ground-level commercial space and residential apartments above,
this type of development allowed a dense urban concentration of population that supported
the development of the adjacent retail area. It was built as an investment property by
Francis Mandeville (1875-1955), a farmer by trade.
The location of the Mandeville Block marks the southern end of the historic Twelfth Street
commercial strip, which developed as a neighbourhood commercial centre. With its
commercial ground level, the Mandeville Block was a precursor of, and stimulus for, other
businesses along this portion of Twelfth Street between Sixth and Tenth Avenues, and
acted as a generator for this important commercial strip in the city's West End.

Character-Defining
elements

Key elements that define the heritage character of the Mandeville Block include its:
- steeply-sloping corner location on Twelfth Street at Sixth Avenue, within a historic
grouping of commercial buildings
- continuous commercial use at the ground floor level, with residential use above
- siting on the property lines with no setbacks
- mixed-use commercial and residential form, scale and massing as expressed by its three
and one-half storey, U-shaped plan of rectangular proportions
- complex and prominent roofline, with: side-gabled roof with open eaves at each end;
gabled extensions to the rear with open eaves at the rear; hipped return of roofline at the
rear lightwell; and a series of shingle-clad gabled dormers
- exterior elements that recall the Craftsman style domestic vernacular, such as exposed
purlin ends and shingled roof dormers
- masonry cladding of tan-coloured Clayburn brick, extant under a later coating of stucco
- exterior features such as: four ground-level recessed commercial entrances with exposed
box beams and tongue-and-groove ceilings; sheet metal cornice between the first and
second storey with elaborate brackets; wooden brackets at original front entry; one
external brick chimney; and a rear lightwell
- asymmetrical upper-storey fenestration, and symmetrical ground floor fenestration with
plate glass display windows with original wooden frames
- interior features have not yet been assessed and may have value and contain characterdefining elements

Functional Type

Contributing Resources

Type
Multiple Dwelling

Era
Historic

Multiple Dwelling

Current

#
1

Type
Building

FORMAL RECOGNITION
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BC Register of Historic Places (Mandatory)
Mandeville Block
Statute
Community Heritage Register

Enactment
Resolution

Date
July 14, 200

COMMENTS and INFORMATION (not used by registrar)
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Attachment D
Photo of Existing Condition
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Historical Society Meetings
February 2018
Please remember that there is no meeting in February. The
next meeting will be in March.

Nwhistsoc@Senseofhistory.com

Quote From New Westminster’s Past
In late January 1888 a sale and program in support of the Holy
Trinity bell tower project was held in the Herring Opera House
and it was a great success. This event was reported on by the
local press which also promoted the function.

March Meeting
Wednesday, March 21, 2018, at 7:30 pm
At Century House, 620 8th Street, New Westminster
Stories of Uptown New Westminster
The March
meeting of the Historical Society will feature, by popular
request, a presentation on the Uptown area of New
Westminster. The presentation will focus on the results of a
major research project that was completed a few years ago
which gathered stories and background information on many
businesses and developments of the area. The time period
included runs from the late 1800s up to about 2009. This
material provides a fascinating look at the history of this part
of town as shops open their doors, other stores evolve with the
growing community, and a shopping district begins to take
shape.
The slide show in January at the Historical Society showed
views of what the area looked like over the year. The March
program will add the details.

Woodward Place (now Royal City Centre) in 1992 prior to opening.
NWPL#4727

Perhaps Some Refreshment in Early 1888
Weather Awareness
Make sure that you watch the winter weather as it might
affect the scheduling of the Historical Society
presentation in the winter months. An abundance of
snow could bring about the evening’s cancellation as
happened last year. The Century House front desk will
be notified if the program is cancelled [Phone 604-5191066].
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Junior High and High School Reminders
Vincent Massey Junior High and Lester Pearson High School
are the schools in question in the block bounded by 8 th Ave, 8th
St, 10th Ave, 6th St and with plans now firmly in place to
replace them with new structures. The images below are the
simple letter crest combinations and a button from the
combined schools as well as the individual crest for Vincent
Massey. [Our Forgotten Past collection]

The poster for Heritage Week 2018 with the theme:
Heritage Stands the Test of Time.
The text on the poster states:
Inseparably woven through Indigenous identity and life,
Indigenous heritage is conveyed through ideas, objects,
language, and artistic practice.
Reaching into the past, Indigenous heritage exists in living
memory, passed from one generation to the next.
Through the passage of time, cultural heritage endures,
remaining essential and meaningful, and standing the test of
time.
This Heritage Week, celebrate your community by visiting the
many unique places and spaces in your community and share
your experiences with the world.

February is Black History Month

Another Historical Society Member Passes Away
Another Historical Society member with a long time
connection to the group has passed away. Betty Miller,
Archie’s mother, died February 7, 2018, about a month shy of
her 96th birthday. She and her late husband Arthur, also of the
Historical Society, were part of the room full of people in 1976
who decided to initiate a group interested primarily in the
history of this city and region and to gather regularly to enjoy
such programming. Betty’s own story included Russian
ancestry, immigrating to Canada at age 2, growing up in
Nelson, BC, and spending virtually all her life from 1947 to
her death living in Sapperton.

This photo is purportedly a view of the Deas Island Cannery,
located on Deas Island, named and operated in the early 1870s
by black pioneer, tinsmith, John Sullivan Deas, who, with his
wife and family lived and worked along the Fraser River.
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Historical Society Meetings

Nwhistsoc@Senseofhistory.com

An Aerial Photo Example

March Meeting
Wednesday, March 21, 2018, at 7:30 pm
At Century House, 620 8th Street, New Westminster
Stories of Uptown New Westminster
The March
meeting of the Historical Society will feature, by request, a
presentation on the Uptown area of New Westminster. The
presentation will focus on the results of a major research
project, completed a few years ago, which gathered stories and
background information on many businesses and
developments of the area. The time period included runs from
the late 1800s up to about 2009. This material provides a
fascinating look at the history of this part of town as shops
open their doors, other stores evolve with the growing
community, and a shopping district begins to take shape.
The slide show in January at the Historical Society showed
views of what the area looked like over the years. The March
program will add the details.

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

Quote From New Westminster’s Past
The following two advertisements are from the local newspaper of
February 1888, the British Columbian.
Mr Charles McDonough’s store was very popular in the area where he
handled a wide variety of goods as can be seen in his very compact
advertisement.
The second advertisement was for Captain John Irving and his
steamboat, Yosemite. The schedule shows stopping spots for this
vessel during the week at New Westminster, Ladner’s Landing,
Victoria, and Plumper’s Pass (this is Active Pass today). Note that this
fleet of vessels was the Canadian Pacific Navigation Company which
was started by Captain William Irving.

Woodward Place (now Royal City Centre) in 1992 prior to opening.
NWPL#4727

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
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Childhood Things

Some Local Shipping in March of 1888

Have you had the opportunity to go over some items from your
childhood? Had a chance to look at the books you read when
you were young? Remembered the toys of your youth, what
you played with and how you played with them? The
following are examples of that type of item. In future
newsletters you will see more examples of these childhood
things and the background story of the items themselves.

The local newspaper carried news and information about the
ongoing business of the vessels that worked the waters of the
Fraser. The following show items – one, an advertisement for
two boats on the river and the other, an example of the regular
“Shipping” column which always carried numerous short items.

The items above are from the 1950s. The book was published in 1956
while the badge and the button are from a Roy Rogers club.

Jack The Ripper
A New Presentation of the Story
A series on the market today offers an updated approach to
stories that are generally well known. The one being referred
to here is “All About History” bookazine series issue on Jack
the Ripper, published in 2017. What makes this issue different
in recounting the story of the murders in London’s east side in
the fall of 1888 is in the presentation. There are of course lots
of images of the areas and people in question, evidence,
documents, theories, photos and so on. But this is greatly
augmented by detailed archival maps, drawings, many period
photos of the areas, new maps created to tell the story, and
artistic recreations of the streets, sites, murder locations and so
on. The new material truly adds a great deal to the story’s
presentation. You can “see” the places of the events. Have a
look at the publications – they are worth checking out.
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