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Development Services 

To: Mayor Coté and Members of Council Date: 5/1/2017 

From: Jackie Teed 

Acting Director of Development 

Services 

File: 13.2606.10 

Item #: 187/2017 

Subject: 231 Twelfth Street (Gas Works Building): Site Safety and Demolition 

Process 

RECOMMENDATION 

THAT City Council endorse the demolition process for the Gas Works Building as 

outlined in this report. 

EXECUTIVE SUMMARY 

The Province has raised site safety and security concerns with the Gas Works building at 231 

Twelfth Street. More specifically, there is evidence of people accessing and finding shelter in 

the building which, given its unstable structural condition, could result in injury or death. 

There is also concern about exposure to ground contaminants. As a result the Province, who 

owns the building, is requesting that the City process a demolition permit. Staff is 

recommending that Council endorse the demolition process that includes the submission of 

information which will ensure a more complete historic record of the 1886 building and site. 

PURPOSE 

The Province is seeking a demolition permit which would allow demolition of the Gas 

Works building to make the site safer. The purpose of this report is to seek Council 

endorsement of the demolition process, as outlined below. 

15.
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POLICY CONTEXT 

 

Official Community Plan Designation 

 

The current Official Community Plan (OCP) identifies the subject site as Comprehensive 
Development Permit Area #1 Lower Twelfth Street. The purpose of this Area is  to encourage 

a mix of land uses. The existing industrial and service commercial land uses will be 

encouraged and will be compatible with proposed residential and commercial land uses also 

intended for the area. This Area provides objectives and guidelines for the form and 

character of service commercial and residential development.  

 

The Objectives for the Area are to:  

 

 Create a compact, complete neighbourhood where residents can live, work, shop and 
play; 

 Encourage the provision of a variety of housing units to provide more housing 
choices; 

 Consider new residential uses that are compatible with existing uses (e.g., lofts or  
           live/work studios); 

 Ensure architectural designs complement the neighbourhood context;  Encourage the adaptive reuse of the Gas Works building as a community asset and use 

the structure as a basis for a viewing area and neighbourhood activities; 

 Link the area to the surrounding community with a reduced emphasis on the 
automobile (greenways, bike routes, transit and facilities); and 

 Design buildings to maintain or enhance the view corridors of the Fraser River. 
 

The Guidelines for the Area are to: 

 

 Ensure that development provides for a mix of residential and commercial uses that 
are organized in such a manner to provide for view corridors of the river, public open 

space, a public pedestrian and vehicular circulation system that relates to the existing 

patterns of New Westminster; 

 All streets shall have street trees and landscaping, and shall consider traffic calming 
measures, sidewalks, pedestrian road crossing, street furniture, public art, pedestrian 

lighting, and historic theme and materials in street design; 

 Form, orientation, and view corridors shall respect surrounding buildings to minimize 
visual intrusion; 

 Area themes shall be inspired by heritage reference with a contemporary response 
where appropriate (using architectural elements from the Gas Works building); 

 Review building design, lighting and signage in relation to Crime Through 
Environmental Design guidelines; 
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 Building should be sited to provide “eyes on the street” for crime prevention as well 
as a buffer (e.g., acoustic, visual) to the traffic corridor, for the surrounding 

neighbourhood; 

 Residential and commercial uses along the street shall have a building setback after 
the first two to three floors; 

 Building top should be complete with a distinguished feature or cornice line that 
screens mechanical structures and other elements from view; 

 Green roofs such as roof gardens and parkettes are encouraged; and  Employ technical approaches to sound insulation in building construction in this area 
(e.g., near high traffic streets or intersections). 

 

Updated Official Community Plan Designation 

 

If the updated OCP were to be adopted, the subject site would be located in the Lower 

Twelfth Street Study Area. The purpose of this area would be to develop a master plan that 

transitions from commercial service and industrial uses to a creative and non-traditional mix 

of land uses including ultra-light industrial, residential and retail and service commercial 

uses. Other catalyst projects that strongly support other City priorities would also be 

considered. Prior to consideration of rezoning applications, a master plan, including design 

guidelines, would be prepared which would determine the appropriate uses, location of uses, 

building forms and general expected densities. Further, this master plan would explore 

incorporation and adaptive reuse of existing heritage buildings and the provision of 

affordable ‘maker spaces’. This master plan would be subject to a public consultation 
process. The development of the master plan and design guidelines would possibly occur in 

tandem with an application for development of a catalyst project to set the standards for the 

Lower Twelfth Street Area. 

 

Zoning Bylaw 

 

The subject site is currently zoned Industrial (M-1), the purpose of which is to allow light 

industrial uses. 

 

BACKGROUND 

 

Site and Building 

 

The Gas Works is a 45,646 square foot (4,241 square metres) site, consisting of four lots and 

currently owned by the Province of British Columbia.  The remaining building on this 
property is the Gas Works building, constructed in 1886.  It is the oldest remaining industrial 

building in the city and one of only three similar structures in the Province. It has high 

heritage value both locally and provincially. The Gas Works building was added to the 

City’s Heritage Register in 1997. 
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See Attachment 1 for Site Location Map and Attachment 2 for the Statement of Significance. 

 

Ongoing Discussions with Province 

 

In 2008, the Province offered to transfer the property to the City as a Free Crown Grant. 
Since that time there has been ongoing discussion with the Province to determine the 

principles of such a transfer. A number of complex key issues have been the basis for these 

discussions, including: 

 

 Remediation, including requirements, extent of work, and responsibility;  Feasibility of conserving and restoring the Gas Works building; 

 Potential land use requirements and restrictions for Free Crown Grant lands. 
 

The Province and the City have recently been discussing the option of pursuing a Sponsored 

Crown Grant in order to transfer the subject site to the City. Possible uses for the site would 

include an affordable housing component which could address the needs of families and 
seniors and community amenities such as a non-profit child care facility and park space, with 

the latter containing commemorative art and interpretative features related to the Gas Works 

building.  Combined, the site would align with the City’s strategic priorities and be informed 
by the updated Official Community Plan. 

 

City Studies 

 

On June 15, 2009, City Council directed staff to proceed with three studies of the Gas Works 

site that covered the following topics:  

 

1) Contamination of Building 

 

This study was undertaken to examine whether the components of the building might be 

considered as contaminated.  It confirmed that there was asbestos in the roof, around the 

pipes and in the mastic on the walls. The bricks were not found to be contaminated.   
 

2) Engineering Considerations during Remediation 

 

This study looked at how to protect the building during removal of the contaminated soil.   

The consultants were asked to look at three approaches: 

 

i. Support the building in place and remediate underneath; 

ii. Move the building to another part of the site and then move it back after remediation; 

and 

iii. Dismantle the building, store it, and reassemble at the original location.    
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3) Land Use Study 

 

The purpose of the land use study was to determine viable land uses for the property, with a 

focus on community uses that would meet requirements of a Free Crown Grant. The 

consultant team developed three options for the site including fire hall, community centre, 
and open space/ park uses, which were taken out for public consultation.  

 

For the heritage building, the consultant presented three alternatives:    

 

i. Demolish the original Gas Works building and use the area as part of a park; 

ii. Remove the roof, retain the walls to create a walled courtyard in which there might  be 

community container gardening, benches, picnic areas; or 

iii. Restore the heritage building in its entirety for some form of community space.   

 

The first and second options received the most support from the community. 

 

Past Provincial Consultation Process 

 

Beginning in 2009, the Province conducted its own consultation process, including:  

  Remediation activities; 

 Environmental issues;  Timeframes; and  Consultation with First Nations. 
 

The Province has undertaken the following studies: 

  

 Hazardous Building Material Survey (2009)  Masonry Testing and Review (2016) 
 

Both reports indicate that the brick is not contaminated and that some is salvageable.  

 

Damage to Gas Works Building 

 

During a storm on Sunday, March 13, 2016, approximately one half of the roof on the Gas 

Works building caved in. Following the storm, the Province hired a Structural Engineer to 

ensure that the appropriate actions were taken to secure the site.  These included:  

 

 Securing and stabilizing the building walls;    Removing the remainder of the roof structure and surrounding debris;   Removing the debris from inside and adjacent to the building;  Reinforcing the existing perimeter fencing on the site; and   Posting new warning signs. 
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The City engaged a Structural Engineer to undertake a conditions assessment of the masonry 

walls of the Gas Works building.  In summary, the report, dated May 2016, had the 

following conclusions: 

 

 The condition of the masonry varied greatly around the building, with some areas 
greatly deteriorated due to water damage; 

 The accommodation of wider doors in the past has led to weakening of the walls;   The painting of the bricks has led to deterioration of the masonry joints; and   Compression tests of the bricks showed that some of the bricks were salvageable and 
could be retained but that further work would be required to ensure or increase 

comprehensive strength in the event that the building were to be retained.  

 

The Structural Engineer identified that the building could be retained as part of site 

remediation and as a permanent structure but that significant work would be required to 

stabilize it. If the building were to be retained, long term shoring and stabilization measures 

would be required and would include: 

 

 Repointing all of the masonry and rebuilding deteriorated masonry;  Installing through-wall anchors to tie the wythes of masonry together;  Further strength testing once the above measures were completed; and  Strategies to protect the brick from freeze-thaw impacts. 
 

DISCUSSION 

 

Site Safety and Security 

 

The Province recently advised the City that there is evidence of people accessing and finding 

shelter in the Gas Works building despite secure fencing and warning signs. Given the 

unstable structural condition of the building (now a shell without a roof), the Province is 

concerned that someone might be injured or die if the building were to collapse, and is 

requesting that the City issue a demolition permit so that the building can be quickly and 

safely removed.  

 

Of additional concern is the risk to first responders if the building were to collapse.  First 
responders would be obligated to investigate the site to determine if there were injured 

people underneath. The Province has retained a security company to check the site twice 

daily until the demolition takes place; however, this is not a sustainable option. 

 

Heritage Value 

 

Given the heritage significance of the Gas Works building, if the Gas Works building were 

to be demolished, staff would exercise due diligence to ensure that all reasonable information 

and documentation would be provided in order to ensure a complete historic record.  A 
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Statement of Significance and historic research have already been completed, but there is 

very limited documentation on the physical building (dimensions, etc.).  

 

Staff would therefore request that the Province provide, as part of the demolition application, 

substantial documentation of the building before it is demolished. This would include 
photographs, dimensioned drawings and a survey of the building footprint.  Additionally, the 

Province would be asked to notify the City’s Museum and Archives in the event that any 
historic artefacts were uncovered during the demolition process. 

 

Useable brick would be retained and stored on site in a City-provided container in order to 

re-purpose them as part of the site’s future development, such as in a feature element in a 
public park. 

 

Financial Implications 

 

Based on previous and ongoing studies, the cost to remediate the site is substantial, with 

costs increasing each year. The costs would be higher if the Gas Works building were 

retained and stabilized as part of the remediation process. Every effort has been made to 

proceed with retention of the building as a key component of the site development, but the 

costs to restore or rehabilitate the building has also risen dramatically since the roof collapse 
and the subsequent exposure of the interior to the elements.  

 

Tree 

 

The City Arborist has identified that there is one tree on the property located in the northwest 

corner.  As the Gas Works building is in the northeast corner of the site, and at a significant 

higher grade level, the tree would not be impacted by the demolition process.  If, in future, 

the retaining wall that runs adjacent to the tree is removed, or if the site is developed in a 

comprehensive manner, then the tree would require further assessment and possible 

protection as per the City’s Tree Protection and Regulation Bylaw. 
 

Conclusion 

 

The Gas Works building has deteriorated and been damaged to the point that demolition is 

now the most viable option. Restoration, while possible, would be very costly and would 
mean higher remediation costs for the area under the building. Demolition of the building 

and use of the area as a park was supported by the community in 2009 consultation. There 

would be opportunities to document the building and retain and reuse the bricks. Given this, 

and the site safety and security concerns, a timely demolition process is reasonable. 
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NEXT STEPS 

 

The City would ask that the Province submit the following information and documentation 

prior to the issuance of a demolition permit: 

  A demolition permit application; 

 A hazardous material report and filing of a “Notice of Project” with WorkSafe BC. 
This report would also be used to assess which bricks are salvageable; 

 A certified site survey for the entire site that also identifies the outline of the building, 
the interior spaces, the width of both exterior and interior walls (including room 

partitions); 

 Fully dimensioned elevation drawings of the exterior walls, interior walls (including 
room partition walls) and any architectural design elements (corbelling, louvered 

vents, arched window openings, etc.);  

 High quality digital photographs of each exterior and interior elevation, including 
room partitions, and all interior spaces, plus close-ups of architectural design 

elements; 

 Agreement to salvage as many whole bricks as possible and store them on site in a 
container provided by the City; and 

 Agreement to immediately notify the Manager of Museums and Heritage Services in 
the event that any artefacts are found so that they can be documented and assessed on-

site.  

 

Next steps by City staff would include: 

 

 Notification to the Community Heritage Commission and request for support to 
remove the Gas Works building from the City’s Heritage Register; 

 A report to Council asking for a resolution to remove the Gas Works building from 
the City’s Heritage Register; and 

 Notification to the Provincial Heritage Branch that the site had been removed from the 
City’s Heritage Register. 

 

Timeline 

 

The following timeline for next steps is proposed: 

 

April/May - Province submits all requested documentation including the hazardous  

    materials report  

  - Province files a “Notice of Project” with WorkSafe BC 

 

May/June - City issues Demolition Permit 
 

May/June - Demolition occurs 
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June  - Report to Community Heritage Commission 

  - Report to Council requesting removal of subject property from the Heritage 

    Register 

  - Provincial Heritage Branch notified 

 
INTERDEPARTMENTAL LIAISON 

 

After concerns expressed by the Province regarding recent loitering and squatting on site, the 

City of New Westminster Police and Fire Departments are conducting regular drive-by site 

surveillance.  

 

OPTIONS 

 

The following options are available for Council’s consideration: 
 

1) That Council endorse the next steps for demolition of the Gas Works Building as 

outlined in this report;  

 

2) That Council give staff alternative direction. 

 
Staff recommends Option 1. 

 

 

 

 

 

 

ATTACHMENTS 

 

Attachment 1: Site Location Map 

Attachment 2: Statement of Significance 

 

 

This report has been prepared by:  

Julie Schueck, Heritage Planner 

 

 

This report was reviewed by: 

John Stark, Acting Manager of Planning 
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  Approved for Presentation to Council 

   

 

 

 

 

 

Jackie Teed 

Acting Director of Development 

Services 

 Lisa Spitale 

Chief Administrative Officer 
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231 Twelfth Street

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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New Westminster Gas Works
Unique FPT Identifier

Address #

231-61

Description The New Westminster Gas Works is a small-scale one-storey industrial building of red 
brick construction with modest Victorian Italianate detailing. It is located on a large site in 
central New Westminster in close proximity to the CPR railway, on a deep setback from 
the street in a mixed residential context.

Description of 

boundaries

North Arm

Heritage value The New Westminster Gas Works is valued as the oldest remaining industrial building in 
New Westminster, as the city's oldest brick structure, and as one of only three early gas 
works buildings left in the province. Completed in 1886 for the New Westminster Gas 
Company, the Gas Works demonstrated the extent of the community's belief in its own 
growth and prosperity. At the time, a spur line of the CPR had been extended to New 
Westminster, causing an explosion in population and a boom in speculative development. 
These works supplied the city's first gas streetlights. The construction of a technologically 
advanced coal gasification plant - the first civic gas works constructed in the province - 
required the importation of American expertise. This building housed the Gas Work's retort 
house, exhauster room, purifying room and station metre room, and its long, rectangular 
shape reflects the original linear arrangement of the gasification process. It was purchased 
by the B.C. Electric Railway Company in 1926, who continued to use it for power 
generation until the 1930s. Despite its abandonment, it remains in substantially original 
condition.

Built four years prior to the gas works in Victoria and Nelson, the Gas Works is also 
significant as a rare surviving example of late Victorian-era industrial architecture. 
Indicative of its utilitarian purpose, this brick building displays a vernacular industrial 
design, with modest Victorian Italianate detailing. 

Furthermore, the Gas Works is valuable as a reflection of the early development patterns 
of New Westminster. It was necessary to locate the plant near the railway in order to 
facilitate the delivery of coal. At the time of construction, this site was isolated on the 
outskirts of downtown, adjacent to where the CPR terminated, and helped to establish the 
location of the City's original industrial area.

Character-Defining 

elements

Key elements that define the heritage character of the New Westminster Gas Works 
include its:
- location on Twelfth Street, in close proximity to the CPR railway 
- industrial form, scale and massing as expressed by its one-storey height and linear, 
rectangular plan
- front gabled roof
- masonry construction with red-brick structural walls and cladding
- Victorian Italianate detailing such as corbelling in the raked cornice of the northwest 
gable with round louvred vents within each gable; frieze under the eaves; raised end wall 
parapets; and projecting window hoods
- regular fenestration with segmental arched window openings, and four original double-
hung 2-over-2 wooden-sash windows
- interior room configuration in linear compartments, reflecting the original industrial 
function
- interior features include brick demising walls, mortise-and-tenon heavy timber trusses, 
wooden roof rafters and shiplap roof boards

Functional Type Contributing Resources

 DESCRIPTION

 LOCATION

 FORMAL RECOGNITION

Street

Twelfth Street

Community

New Westminster

Postal Cadastral

PID 002 361 710

Type Era

Petroleum and Coal Products Facility Historic

Type#

Building1



New Westminster Gas Works

 COMMENTS and INFORMATION (not used by registrar)

Statute Enactment Date

Community Heritage Register Resolution July 14, 200




