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Summary
This Architectural and Build-Out Analysis takes a closer look at 47 properties identified as having
physical characteristics, related to lot or house, which may preclude the owners’ ability to feasibly
build to the property’s zoning entitlement while retaining the existing heritage asset. The results of
this study will be used to inform whether the properties would remain protected in the Heritage
Conservation Area, or if their protection should be removed due to the property’s development
constraints. The properties which make up Phase Two of the Study were determined to have
heritage value through Phase One of the Study.
This Architectural and Build-Out Analysis provides high-level individual analysis for each of the 47
properties. It provides an overview of the constructability of renovations which would achieve both
heritage retention goals and maximization of floor space. The Study does not include detailed design
work or analysis of the building interiors or layouts. The Study is limited to explorations of the
overall building massing and/or site plan.
The Study used development data from the City of New Westminster’s Property Information
Reports, aerial photographs from the City’s CityView Map service, information from Phase One,
and street views to create rough 3-dimensional sketches of the subject properties. This visual
information was used to gauge property setbacks and other details which would be pertinent to
building permit applications. All proposed renovations are meant to work within existing zoning
regulations with relaxations granted to existing non-conformities. The graphic analysis uses colour to
distinguish existing from proposed construction; existing structures are modeled in tan and changes
are modelled in blue.
Any site constraints that may limit the property’s ability to retain the existing house while adding
density were noted. These constraints could include highly sloped lots, oddly shaped lots, or trees.
Lots in the Queen’s Park neighbourhood tend to be relatively flat and noted site constraints tended
to be regarding the area’s abundant trees.
The constructability and financial feasibility analysis is based on experience renovating heritage
structures (Leftcoast Homes shared their local construction experience). The intention is to provide
a general overview of what can be expected under typical conditions. Each and every structure will
have unique challenges which are not explored here.
As this Architectural and Build-Out Analysis is focused on development potential, we are providing
a Development Potential table based on the City’s ‘Queen’s Park Heritage Conservations Area:
Evaluation Checklist’. This checklist is currently used by the City of New Westminster as an
evaluation chart for the assessment of development applications that are submitted for buildings
within the Queen’s Park Heritage Conservation Area. It is divided into three parts: Heritage Merit,
Development Potential, and Condition.
We hope this report provides staff, Council, and the community a clear and concise snapshot of the
development potential of each property that allows for easy comparison between them based on
consistent criteria.
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Development Potential Score of Assessed Properties
The following table provides the addresses of the Special Limited properties assessed in this study
and their development potential score based on the City’s ‘Queen’s Park Heritage Conservations
Area: Evaluation Checklist’.
Address
316 Arbutus Street
318 Arbutus Street
320 Arbutus Street
333 Arbutus Street
201 Clinton Place
207 Clinton Place
219 Fifth Avenue
225 Fifth Avenue
311 Fifth Street
410 Fifth Street
533 Fifth Street
314 First Street
328 First Street
408 First Street
418 First Street
508 First Street
214 Fourth Avenue
225 Fourth Avenue
405 Fourth Avenue
411 Fourth Avenue
239 Fourth Street
510 Fourth Street
520 Fourth Street
417 Oak Street

Score
9
9
9
6
8
6
5
8
9
8
6
6
6
9
6
7
5
7
9
5
7
5
8
6
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Address
423 Oak Street
427 Oak Street
108 Oakland Street
123 Oakland Street
309 Pine Street
210 Queens Avenue
319 Queens Avenue
117 Regina Street
211 Regina Street
216 Regina Street
311 Regina Street
517 Second Street
506 St. George Street
115 Third Avenue
117 Third Avenue
417 Third Avenue
228 Third Street
231 Third Street
403 Third Street
416 Third Street
418 Third Street
241 Townsend Place
309 Warren Avenue

Score
9
9
N/A
5
4
6
7
4
9
7
8
7
5
5
7
6
9
6
8
8
9
8
7
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Architectural and Build-Out Analysis – 316 Arbutus Street, New Westminster

Architectural and Build-Out Analysis
316 Arbutus Street
Phase 1 Score: N/A
Phase 2 Score: 9 out of 9
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Architectural and Build-Out Analysis – 316 Arbutus Street, New Westminster

Context and Siting
Subject house sits on the west side of
Arbutus Street, one lot north of Emory
Street. There is a driveway between subject
property and 318 Arbutus Street to the
north. Property has only one street face and
no lane access. House sits near the front of
the small lot with minimal front and side
yard setbacks.

Development Potential Remaining
Current Floor Space Ratio:

0.51

Available Floor Space Ratio:

0.19 bonus density

Current Site Coverage:

34%

Available Site Coverage:

1%

Floor Area Breakdown
Basement:

22m²

Main Floor (site coverage):

66m²

Upper Floor:

12m²

Potential Renovations
Expand Basement:

0.19 FSR

Enlarge Attic (with dormers):

0.14 FSR
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Architectural and Build-Out Analysis – 316 Arbutus Street, New Westminster

Massing Diagrams
Existing House
According to city records, house has
100m² floor space: 78m² above
grade and 22 m² below grade. An
additional 36m² is required to meet
its development potential.
As there is no way to accommodate
two on-site parking spaces an
accessory dwelling unit is not
possible.

front view: existing

Expand Basement (0.19 FSR)
Expand basement level under
footprint of house, maximizing FSR.
Potentially raise the house nominally
as required for daylight and egress.

front view: expand basement

Develop Attic (0.14 FSR)
Use larger dormers and/or raise
roof nominally to add living space
on the upper level.

front view: develop attic
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Architectural and Build-Out Analysis – 316 Arbutus Street, New Westminster

Site Constraints
None identified.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. This attic is already partially developed, indicating that a stair exists. Due to existent stair,
project may have limited impact on the lower level. As structural requirements have become more
rigourous, developing the attic probably requires upgrades to the existing structure, including the
attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.
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Architectural and Build-Out Analysis – 316 Arbutus Street, New Westminster

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
2/2

Roof dormers and/or basement renovation
will have minimal impact.

2/2

Work within existing building footprint.

1/1

Work within existing building footprint.

1/1

Yes.

9/9

The subject house currently exceeds the 0.5 FSR of previous RS-1 zoning and is capable of using the
bonus 0.2 FSR by building out its basement and/or expanding its upper floor living space.
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Architectural and Build-Out Analysis – 318 Arbutus Street, New Westminster

Architectural and Build-Out Analysis
318 Arbutus Street
Phase 1 Score: N/A
Phase 2 Score: 9 out of 9
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Architectural and Build-Out Analysis – 318 Arbutus Street, New Westminster

Context and Siting
Subject house sits on the west side of
Arbutus Street, two lots north of Emory
Street. There are driveways between subject
property and 316 Arbutus Street to the
south as well as 320 Arbutus to the north.
Property has only one street face and no
lane access. House sits near the front of the
small lot with minimal front and side yard
setbacks.

Development Potential Remaining
Current Floor Space Ratio:

± 0.50 FSR (0.26 on the City’s Property Info Report is error)

Available Floor Space Ratio:

± 0.20 bonus density

Current Site Coverage:

26%

Available Site Coverage:

9%

Floor Area Breakdown
Basement:

unknown (0m² on the City’s Property Info Report is error)

Main Floor (site coverage):

51m²

Upper Floor:

unknown (0m² on the City’s Property Info Report is error)

Potential Renovations
Develop Basement:

0.26 FSR

Develop Attic (with dormers):

0.18 FSR
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Architectural and Build-Out Analysis – 318 Arbutus Street, New Westminster

Massing Diagrams

Existing House
According to city records, house has
51m² floor space above grade: the
footprint of the main floor. Based
on visual assessment subject house
appears to have some basement
development, as evidenced by lower
level windows viewed from street. It
may also have some unrecorded
upper level space, as evidenced by
street facing window and dormer
towards the rear.

front view: existing

As there is no way to accommodate
two on-site parking spaces an accessory
dwelling unit is not possible.

Develop Basement (0.26 FSR)
Add living space to basement level,
potentially raising the house
nominally as required for daylight
and egress.
front view: develop basement

Develop Attic (0.18 FSR)
Use larger dormers and/or
raise the roof nominally to add
living space on the upper level.
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Architectural and Build-Out Analysis – 318 Arbutus Street, New Westminster

Site Constraints
None identified.

Constructability and Financial Feasibility
Develop Basement
Subject house likely has a lower level crawlspace, but extent and conditions of foundations are
unknown. Basement development can be an economical way to increase density. A straight lift may
be acceptable without requiring entirely new foundations, depending on existing quality and site
conditions. This is a reasonable project with a large gain, as many bungalow ﬂoor spaces can be
doubled.
If straight lift is not possible, development may be achievable by benching the foundation, the more
costly underpinning, or complete replacement. Benching is the most economical option, but erodes
a portion of the available space. Given the age and typical condition of subject houses, signiﬁcant
foundation work could be required to expand basement footprints. Age and condition of the
structure, condition of drainage and waterprooﬁng, and upgrades to mechanical systems may
indicate existing foundations need to be replaced to realize the cost-benefit.
To facilitate construction of a new basement foundation, house would need to be lifted. Lifting a
house provides the opportunity to gain a full-height basement with maximum daylight and egress.
The existing structure is raised and then the existing basement or crawlspace and foundations are
deconstructed. After excavation, new foundations are constructed under the building footprint with
new structural walls built underneath.
As this project is less predictable, detailed analysis is required to determine if project costs are
reasonable. Although the overall cost may be high, the relative gain is signiﬁcant, making this a
reasonable approach to maintain and modernize the mechanics of the home while signiﬁcantly
increasing density potential. There may even be potential to create an income suite.
Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. This attic is already partially developed, indicating that a stair exists. Due to existent stair,
project may have limited impact on the lower level. As structural requirements have become more
rigourous, developing the attic probably requires upgrades to the existing structure, including the
attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
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Architectural and Build-Out Analysis – 318 Arbutus Street, New Westminster

the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building meets its non-bonus
development entitlement of 0.5 FSR.
2/2

Roof dormers and/or basement renovation
will have minimal impact.

2/2

Work within existing building footprint.

1/1

Work within existing building footprint.

1/1

Yes.

9/9

Note: The City’s Property Information Reports records the subject property’s FSR as 0.26. An
online real estate listing claims house area to be much higher at 0.93 FSR
(https://gossrealestate.ca/featured/318-arbutus-street-new-westminster-bc-2/ accessed 22 July
2019). As there appears to be a discrepancy with City records for the property, for this report we
have used ±0.50 FSR to make the house consistent with City records for its two ‘sister’ houses on
either side. During a renovation, the records would be updated and all work (new and existing)
would need to be brought up to current standards.
The subject house has ±0.20 FSR available for use. Undeveloped areas in the basement or attic can
be developed to take full advantage of the zoning entitlement. Additionally, an extension could be
added at the rear of the subject house, using remaining site coverage allowance.

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 14

Architectural and Build-Out Analysis – 320 Arbutus Street, New Westminster

Architectural and Build-Out Analysis
320 Arbutus Street
Phase 1 Score: N/A
Phase 2 Score: 9 out of 9
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Architectural and Build-Out Analysis – 320 Arbutus Street, New Westminster

Context and Siting
Subject house sits on the west side of
Arbutus Street, where it bends, three lots
north of Emory Street. There is a driveway
between subject property and 318 Arbutus
Street to the south. Property has only one
street face and no lane access. House sits
near the front of the small lot with minimal
front and side yard setbacks.

Development Potential Remaining
Current Floor Space Ratio:

0.54

Available Floor Space Ratio:

0.16 bonus density

Current Site Coverage:

35%

Available Site Coverage:

0%

Floor Area Breakdown
Basement:

37m²

Main Floor (site coverage):

67m²

Upper Floor:

0m²

Potential Renovations
Expand Basement:

0.15 FSR

Enlarge Attic (with dormers):

0.17 FSR
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Architectural and Build-Out Analysis – 320 Arbutus Street, New Westminster

Massing Diagrams
Existing House
According to city records, house has
105m² floor space: 67m² above
grade and 37m² below grade. An
additional 30m² is required to meet
its development potential.
As there is no way to accommodate
two on-site parking spaces an
accessory dwelling unit is not
possible.

front view: existing

Expand Basement (0.15 FSR)
Add living space to basement level to
match building footprint, potentially
raising the house nominally as
required for daylight and egress.

front view: expand basement

Develop Attic (0.17 FSR)
Make use of existing large dormers
and/or raise the roof nominally to
add living space on the upper level.

front view: develop attic
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Architectural and Build-Out Analysis – 320 Arbutus Street, New Westminster

Site Constraints
None identified.

Constructability and Financial Feasibility
Although city records indicate that no living space exists on the upper level, the roof shape indicates
that upper level space is available. There may be some unrecorded upper level space, as evidenced by
street facing window and side dormers.
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. If a stair exists, the project can have limited impact on the lower level. If a stair must be
added, the project can have a more signiﬁcant impact on the entire dwelling. As structural
requirements have become more rigourous, developing the attic probably requires upgrades to the
existing structure, including the attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 18

Architectural and Build-Out Analysis – 320 Arbutus Street, New Westminster

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
2/2

Roof dormers and/or basement renovation
will have minimal impact.

2/2

Work within existing building footprint.

1/1

Work within existing building footprint.

1/1

Yes.

9/9

The subject house currently uses 0.54 FSR and has 0.16 FSR available for use. A portion of the
basement is included in FSR, while no living space has been accounted for in the attic level. These
areas can be developed to take full advantage of the zoning entitlement.
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Architectural and Build-Out Analysis – 333 Arbutus Street, New Westminster

Architectural and Build-Out Analysis
333 Arbutus Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 6 out of 9
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Architectural and Build-Out Analysis – 333 Arbutus Street, New Westminster

Context and Siting
Subject house sits on the east side of
Arbutus Street, one lot south of Fourth
Avenue. Property has lane access. House
sits towards the front of the property. There
is lane access at the back of the property.

Development Potential Remaining
Current Floor Space Ratio:

0.41

Available Floor Space Ratio:

0.29 (0.09 + 0.20 bonus density)

Current Site Coverage:

22%

Available Site Coverage:

13%

Floor Area Breakdown
Basement:

81m²

Main Floor (site coverage):

95m²

Upper Floor:

0m²

Potential Renovations
Develop Attic (with dormers):

0.17 FSR

Rear Addition:

0.26 FSR
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Architectural and Build-Out Analysis – 333 Arbutus Street, New Westminster

Massing Diagrams
Existing House
According to city records, subject
house has 176m² floor space: 95m²
above grade and 81m² below grade.
An additional 122m² is required to
meet its development potential.
As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.

front view: existing

rear view: existing

Develop Attic (0.17FSR)
‘Heritage Value Assessment Study’
noted the subject’s ‘one storey
height’ and ‘clipped gable with stick
work’ among its character defining
elements. We found no satisfactory
approaches to developing the attic
that achieved both livable ceiling
heights and preserving these
character defining elements. The
ridge of the subject property appears
to be fairly low and the addition of
dormers quickly overwhelms the
building’s massing.

front view: develop attic option 1

front view: develop attic option 2
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Architectural and Build-Out Analysis – 333 Arbutus Street, New Westminster

Rear Addition (0.26 FSR)
A large two-level addition in the rear
yard can use most of the density
entitlement, but not the full
entitlement without starting to
overwhelm the existing heritage
house.
front view: rear addition

rear view: rear addition

Site Constraints
None noted.

Constructability and Financial Feasibility
Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. If a stair exists, the project can have limited impact on the lower level. If a stair must be
added, the project can have a more signiﬁcant impact on the entire dwelling. As structural
requirements have become more rigourous, developing the attic probably requires upgrades to the
existing structure, including the attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.
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Architectural and Build-Out Analysis – 333 Arbutus Street, New Westminster

Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
1/2
1/2
1/1
1/1

It is possible to use most of the density
entitlement but achieving full density
diminishes heritage merit.
Small lot limits potential to develop within
required setbacks.
Mature trees in front unaffected.

6/9

The subject house, with 0.41 FSR, is close to the prior zoning maximum of 0.5 FSR. It is challenged
to use the bonus 0.2 FSR without variances to setback requirements or diminishing its character
defining elements.
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Architectural and Build-Out Analysis – 201 Clinton Place, New Westminster

Architectural and Build-Out Analysis
201 Clinton Place
Phase 1 Score: 6 out of 9
Phase 2 Score: 8 out of 9
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Architectural and Build-Out Analysis – 201 Clinton Place, New Westminster

Context and Siting
Subject house is located at the northwest
corner of Clinton Place and Second Street.
The house is set back from Second Street
and faces Clinton Place. It has minimal
setbacks to the west and south.

Development Potential Remaining
Current Floor Space Ratio:

0.38

Available Floor Space Ratio:

0.32 (0.12 + 0.20 bonus density)

Current Site Coverage:

33%

Available Site Coverage:

2%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

114m²

Upper Floor:

17m²

Potential Renovations
Develop Basement:

0.32 FSR
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Architectural and Build-Out Analysis – 201 Clinton Place, New Westminster

Massing Diagrams
Existing House
According to city records, house has
131m² floor space, all above grade. An
additional 107m² is required to meet
its development potential.
As subject property is very near its
maximum site coverage it is not
possible to increase FSR through
additions

front view: existing

Developing the attic presents challenges. The
architecturally-significant dormered hip roof expression
at the front is easily diminished by roof additions.
As the rear yard setback is less than 10.5m
developing an accessory dwelling unit is not feasible.

Develop basement (0.32 FSR)
Develop basement under existing
house footprint to maximum FSR,
potentially raising the house
nominally as required for daylight
and egress.

front view: develop basement

Site Constraints
Subject house is very near maximum permissible site coverage, no substantial additions to the
footprint are permissible.
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Architectural and Build-Out Analysis – 201 Clinton Place, New Westminster

Constructability and Financial Feasibility
Develop Basement
Basement development can be an economical way to increase density. A straight lift may be
acceptable without requiring entirely new foundations, depending on existing quality and site
conditions. This is a reasonable project with a large gain, as many bungalow ﬂoor spaces can be
doubled. There may even be potential to create an income suite.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
2/2

Basement development will have minimal
impact.

2/2

Work within existing building footprint.

1/1

Work within existing building footprint.

1/1

Yes.

8/9

The subject house currently uses 0.25 FSR and has 0.44 FSR available for use. No living space has
been accounted for in the basement or attic level. These areas could be developed to take full
advantage of the zoning entitlement. Additionally, an extension could be added at the rear of the
subject house using the remaining site coverage allowance.
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Architectural and Build-Out Analysis – 207 Clinton Place, New Westminster

Architectural and Build-Out Analysis
207 Clinton Place
Phase 1 Score: 7 out of 9
Phase 2 Score: 6 out of 9
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Architectural and Build-Out Analysis – 207 Clinton Place, New Westminster

Context and Siting
Subject house is located at the northeast
corner of Clinton Place and Peele Street.
The house faces Clinton Place and has
minimal setbacks on all sides.

Development Potential Remaining
Current Floor Space Ratio:

0.43

Available Floor Space Ratio:

0.27 (0.07 + 0.20 bonus density)

Current Site Coverage:

39%

Available Site Coverage:

-4%

Floor Area Breakdown
Basement:

10m²

Main Floor (site coverage):

98m²

Upper Floor:

0m²

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 30

Architectural and Build-Out Analysis – 207 Clinton Place, New Westminster

Potential Renovations
Develop Partial Basement:

0.27 FSR

Develop Front Basement/Restore Front Porch:

0.24 FSR

Massing Diagrams
Existing House
According to city records house has
109m² floor space: 98m² above
grade and 10m² below grade. An
additional 66m² is required to meet
its development potential.

front view: existing

As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.

Develop Partial Basement (0.27 FSR)
Site slopes towards the front, with
good ability to incorporate windows
at the basement level. Developing
basement space under the rear
addition will be less desirable,
although technically possible.
Raising the house a few feet would
improve livability of basement level.

front view: develop basement
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Architectural and Build-Out Analysis – 207 Clinton Place, New Westminster

Develop Front Basement & Restore
Original Front Porch (0.24 FSR)
Restore the original front porch and
building living space under the front
of the house, but not the rear
extension. This strategy takes
advantage of the site slope with
basement living space at the front
where windows are more easily
accommodated.

front view: develop basement
& restore porch

Develop Attic
Developing the attic presents challenges. The architecturally significant dormered hip roof
expression at the front is easily diminished by roof additions.

Site Constraints
Site slopes several feet from back of house to front.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 32

Architectural and Build-Out Analysis – 207 Clinton Place, New Westminster

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.

The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

1/2

1/2

1/1

Cottage form, prominent corner location
with character elements facing two streets,
and non-conforming site coverage limits
potential to reach density entitlements.
Work limited to existing building footprint.
Site slope limits potential to raise house.
Site coverage already exceeds zoning.

1/1

Yes.

6/9

The subject house currently uses 0.43 FSR and has 0.27 FSR available for use. Maintaining the
character defining cottage expression on two street faces limits potential to develop upper level.
Good potential to develop basement living space at front of house, but limited in rear extension due
to site slope. Restoration of original front porch would facilitate more livable basement space.
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Architectural and Build-Out Analysis – 219 Fifth Avenue, New Westminster

Architectural and Build-Out Analysis
219 Fifth Avenue
Phase 1 Score: 6 out of 9
Phase 2 Score: 5 out of 9
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Architectural and Build-Out Analysis – 219 Fifth Avenue, New Westminster

Context and Siting
Subject house is located on Fifth Avenue on
the north side of the street, midblock
between Second and Third Streets. The
house is located near the front (south) and
east property lines. There is a generous
setback to the west property line which
accommodates a driveway. There is a large,
treed backyard with no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.17

Available Floor Space Ratio:

0.53 (0.33 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

14%

Available Site Coverage:

21%

Potential Renovations
Develop Basement:

0.14 FSR

Carriage House:

0.11 FSR

Addition:

up to 0.53 FSR

Mixed Approach:

up to 0.63 FSR

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

111m²

Upper Floor:

26m²
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Architectural and Build-Out Analysis – 219 Fifth Avenue, New Westminster

Massing Diagrams
Existing House
According to city records, house has 137m² floor space, all above grade. An additional 429m² is
required to meet development potential.

front view: existing

Develop Basement (0.14 FSR)
Add living space to basement level, potentially raising the house nominally as required for daylight
and egress.

front view: develop basement
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Architectural and Build-Out Analysis – 219 Fifth Avenue, New Westminster

Carriage House (0.11 FSR)
Subject house has a large west setback with driveway access. Despite not having a lane, the property
is well suited to develop a detached accessory dwelling unit (carriage house) to maximum allowable
size of 89m² (0.11 FSR).

front view: carriage house

Large Addition (0.53 FSR)
With ample available site coverage and large rear yard, it is possible to develop a large three-storey
addition that does not diminish the heritage resource.

front view: large addition
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Architectural and Build-Out Analysis – 219 Fifth Avenue, New Westminster

Mixed Approach (up to 0.63)
With ample available site coverage and large rear yard, it is possible to develop the basement, a
three-storey rear addition, and a carriage house.

front view: mixed approach

Site Constraints
Mature landscape with mature trees in rear yard.

Constructability and Financial Feasibility
Develop Basement
Basement development can be an economical way to increase density. A straight lift may be
acceptable without requiring entirely new foundations, depending on existing quality and site
conditions. This is a reasonable project with a large gain, as many bungalow ﬂoor spaces can be
doubled. There may even be potential to create an income suite.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
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Architectural and Build-Out Analysis – 219 Fifth Avenue, New Westminster

Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Architectural and Build-Out Analysis – 219 Fifth Avenue, New Westminster

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
0/3
The building lot has minimal development.
2/2

Large rear yard is well suited to additional
density without compromising heritage merit.

2/2

Yes.

1/1

Yes.

0/1

Mature landscape in rear yard would be
compromised.

5/9

The subject house currently uses 0.17 FSR. It has 0.53 FSR density available for use and an
additional 0.10 FSR to use for an accessory dwelling unit.
It can be challenging to add floor space to a property that is three times larger than the existing
heritage resource without overwhelming the heritage resource. This site has good access to its very
large rear yard which can accommodate a variety of developments with minimal impact to the street
face expression.
This lot may be well suited for a Heritage Restoration Agreement (HRA). An HRA would allow
more flexible infill options (than allowed in the standard RS-4 zoning) to take advantage of the
ample available site coverage and FSR. The resultant infill dwellings may be more in keeping with
the existing neighbourhood character than the options presented here.
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Architectural and Build-Out Analysis – 225 Fifth Avenue, New Westminster

Architectural and Build-Out Analysis
225 Fifth Avenue
Phase 1 Score: 8 out of 9
Phase 2 Score: 8 out of 9
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Architectural and Build-Out Analysis – 225 Fifth Avenue, New Westminster

Context and Siting
Subject house is located on the north side of
Fifth Avenue, two lots east of Third Street.
The house is located near the front (south)
and has small setbacks to the east and west
side property lines. There is a driveway
along the east property line which may be
shared with 223 Fifth Avenue. There is a
large, treed backyard with no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.47

Available Floor Space Ratio:

0.23 (0.03 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

25%

Available Site Coverage:

10%

Floor Area Breakdown
Basement:

90m²

Main Floor (site coverage):

100m²

Upper Floor:

0m²
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Architectural and Build-Out Analysis – 225 Fifth Avenue, New Westminster

Potential Renovations
Develop Attic (with dormers):

0.18 FSR

Rear Addition:

0.23 FSR

Carriage House:

0.22 FSR

Mixed Approach:

up to 0.33 FSR

Massing Diagrams
Existing House
According to city records, house has
190m² floor space: 100m² above
grade and 90m² below grade. An
additional 92m² is required to meet
development potential. Site coverage
is only 25%, making expansion of
footprint to the back a viable
option.

front view: existing

Develop Attic (0.18 FSR)
Use dormers set back from the front
to add living space on the upper
level.

front view: develop attic
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Architectural and Build-Out Analysis – 225 Fifth Avenue, New Westminster

Rear Addition (0.23 FSR)
Develop a two or a three level
addition at property rear using
additional site coverage allowance.
This can be substantial in size
without affecting the street view.

rear view: addition

Carriage House (0.22 FSR)
Subject house has driveway access
(shared?) along the east property
line. Despite not having a lane, the
property is well suited to develop a
detached accessory dwelling unit
(carriage house) to maximum
allowable size of 89m² (0.11 FSR).
Two on-site parking spaces would
need to be accommodated.
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Architectural and Build-Out Analysis – 225 Fifth Avenue, New Westminster

Site Constraints
Large trees towards property rear.

Constructability and Financial Feasibility
Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. If a stair exists, the project can have limited impact on the lower level. If a stair must be
added, the project can have a more signiﬁcant impact on the entire dwelling. As structural
requirements have become more rigourous, developing the attic probably requires upgrades to the
existing structure, including the attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Architectural and Build-Out Analysis – 225 Fifth Avenue, New Westminster

Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building is close to its non-bonus
development entitlement of 0.5 FSR.
2/2

Large rear yard is well suited to additional
density without compromising heritage merit.

2/2

Yes.

1/1

Yes.

0/1

Mature landscape in rear yard may be
compromised.

8/9

The subject house currently uses 0.47 FSR. It has 0.23 FSR density available for use and an
additional 0.10 FSR to use for an accessory dwelling unit. The subject property has a large backyard
that is well suited for a rear addition and/or a carriage house.
Building in the rear yard is preferred for heritage preservation and maximizing development
potential.
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Architectural and Build-Out Analysis – 311 Fifth Street, New Westminster

Architectural and Build-Out Analysis
311 Fifth Street
Phase 1 Score: 8 out of 9
Phase 2 Score: 9 out of 9

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 47

Architectural and Build-Out Analysis – 311 Fifth Street, New Westminster

Context and Siting
Subject house is located on the east side of
Fifth Street, one house north of Third
Avenue. There is a mid-block lane on its
north side property line. The house sits in
the approximate centre of its lot.

Development Potential Remaining
Current Floor Space Ratio:

0.50

Available Floor Space Ratio:

0.20 bonus density

Current Site Coverage:

21%

Available Site Coverage:

14%

Floor Area Breakdown
Basement:

95m²

Main Floor (site coverage):

100m²

Upper Floor:

38m²

Potential Renovations
Rear Addition:

0.20 FSR

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 48

Architectural and Build-Out Analysis – 311 Fifth Street, New Westminster

Massing Diagrams
Existing House
According to city records, house has
233m² floor space: 138m² above
grade and 95m² below grade. An
additional 92m² is required to meet
development potential. Site coverage
is only 21%, making expansion of
the footprint to the back a viable
option. However, subject house has
large front setback and limited room in rear yard.
Although there is a lane beside the
property, there is not enough space
for a laneway house if maintaining
subject’s current position on site.

front view: existing

Subject house’s character defining
elements include its two-storey
height, form, and massing. Further
development of the existing attic
space would compromise this
heritage value.
As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.
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Architectural and Build-Out Analysis – 311 Fifth Street, New Westminster

Rear Addition (0.20 FSR)
Develop a three level addition at
property rear using additional site
coverage allowance. Removal of
existing small rear addition required.
Addition can be substantial in size
without affecting street view. Care
should be taken on north side
elevation to distinguish original mass
from new addition.
front view: addition

rear view: addition

Site Constraints
Trees at east property line (rear) not within potential building envelope.
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Architectural and Build-Out Analysis – 311 Fifth Street, New Westminster

Constructability and Financial Feasibility
The subject house has a good proportion of its existing floor area in the basement. Demolishing the
existing basement to build a new one towards the front of the property would be a significant
investment and is not recommended.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building meets its non-bonus
development entitlement of 0.5 FSR.
2/2

Yes.

2/2

Yes.

1/1

Limited room for expansion at rear.

1/1

Yes.

9/9

The subject house currently exceeds the 0.5 FSR of previous RS-1 zoning and is capable of using the
bonus 0.2 FSR by building a rear addition. However, as the site appears to have limited space in rear
yard, variances for rear yard setback may be required.
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Architectural and Build-Out Analysis – 410 Fifth Street, New Westminster

Architectural and Build-Out Analysis
410 Fifth Street
Phase 1 Score: 7 out of 9
Phase 2 Score: 8 out of 9

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 52

Architectural and Build-Out Analysis – 410 Fifth Street, New Westminster

Context and Siting
Subject house is located on the west side of
Fifth Street, two lots north of Fourth
Avenue. The house is located near the front
(east) property line. It has a large backyard
with lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.52

Available Floor Space Ratio:

0.18 bonus density
0.10 detached accessory dwelling unit

Current Site Coverage:

22%

Available Site Coverage:

13%

Floor Area Breakdown
Basement:

122m²

Main Floor (site coverage):

123m²

Upper Floor:

51m²

Potential Renovations
Laneway House:

0.16 FSR

Rear Addition:

0.18 FSR
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Architectural and Build-Out Analysis – 410 Fifth Street, New Westminster

Massing Diagrams
Existing House
According to city records, house has
296m² floor space: 174m² above
grade and 122m² below grade. An
additional 103m² is required to meet
development potential. Site coverage
is only 22%, making expansion of
the footprint to the back a viable
option. The property has lane access
and a large backyard making a
laneway house of up to 89 m² a viable
option.

front view: existing

The house has large dormers in the
existing roof, so further development
of the existing upper level is not viable.

rear view: existing

Rear Addition (0.18 FSR)
Develop two level addition at
property rear using additional site
coverage allowance. This can be
substantial in size without negatively
affecting the street view.
rear view: addition
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Architectural and Build-Out Analysis – 410 Fifth Street, New Westminster

Laneway House (0.16 FSR)
Develop detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m²
(0.16 FSR).

Site Constraints

rear view: laneway house

Large trees towards property rear.

Constructability and Financial Feasibility
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Architectural and Build-Out Analysis – 410 Fifth Street, New Westminster

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
2/2

Large rear yard is well suited to additional
density without compromising heritage merit.

2/2

Yes.

1/1

Yes.

0/0

Large trees in rear yard may be
compromised.

8/9

The subject house currently uses 0.52 FSR and has 0.18 FSR bonus density available for use. The
subject property has a large backyard with lane access that is ideally suited for a large rear addition or
a laneway house.
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Architectural and Build-Out Analysis
533 Fifth Street
Phase 1 Score: 7 out of 9
Phase 2 Score: 6 out of 9

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 57

Architectural and Build-Out Analysis – 533 Fifth Street, New Westminster

Context and Siting
Subject house is located on the east side of Fifth Street, one lot south of Sixth Avenue. The house is
located near the front (west) property line. It has a driveway along its south side property line
granting access to its large backyard. There is no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.22

Available Floor Space Ratio:

0.48 (0.28 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

15%

Available Site Coverage:

20%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

106m²

Upper Floor:

52m²
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Potential Renovations
Develop Basement:

0.15 FSR

Carriage House:

0.13 FSR

Rear Addition:

up to 0.48 FSR

Mixed Approach:

up to 0.58 FSR

Massing Diagrams
Existing House
According to city records, house has
158m² floor space, all above grade.
An additional 338m² is required to
meet development potential. Site
coverage is only 15%, making
expansion of the footprint to the
back a viable option. The property
has driveway access to its ample
backyard making a detached
accessory dwelling unit of up to
89m² a viable option.

front view: existing

Carriage House (0.13 FSR)
Subject house has a large south
setback with driveway access.
Despite not having a lane, the
property is well suited to develop a
detached accessory dwelling unit
(carriage house) to maximum
allowable size of 89m² (0.13 FSR).
front view: carriage house
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Rear Addition (0.48 FSR)
Develop three level addition at
property rear using additional site
coverage allowance. This can be
substantial in size without negatively
affecting the street view.

front view: rear addition

Mixed Approach (up to 0.58 FSR)
With ample available site coverage
and large rear yard, it is possible to
develop the basement, a three-storey
rear addition, and a carriage house.

front view: mixed approach

Site Constraints
Large trees in backyard on northwest property line to be treated with due care.

Constructability and Financial Feasibility
Develop Basement
Subject house appears to have at minimum a lower level crawlspace - as evidenced by lower level
windows viewed from street - but extent and conditions of foundations are unknown. Basement
development can be an economical way to increase density. A straight lift may be acceptable without
requiring entirely new foundations, depending on existing quality and site conditions. This is a
reasonable project with a large gain, as many bungalow ﬂoor spaces can be doubled.
If straight lift is not possible, development may be achievable by benching the foundation, the more
costly underpinning, or complete replacement. Benching is the most economical option, but erodes
a portion of the available space. Given the age and typical condition of subject houses, signiﬁcant
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foundation work could be required to expand basement footprints. Age and condition of the
structure, condition of drainage and waterprooﬁng, and upgrades to mechanical systems may
indicate existing foundations need to be replaced to realize the cost-benefit.
To facilitate construction of a new basement foundation, house would need to be lifted. Lifting a
house provides the opportunity to gain a full-height basement with maximum daylight and egress.
The existing structure is raised and then the existing basement or crawlspace and foundations are
deconstructed. After excavation, new foundations are constructed under the building footprint with
new structural walls built underneath.
As this project is less predictable, detailed analysis is required to determine if project costs are
reasonable. Although the overall cost may be high, the relative gain is signiﬁcant, making this a
reasonable approach to maintain and modernize the mechanics of the home while signiﬁcantly
increasing density potential. There may even be potential to create an income suite.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
The lot has modest development.
2/2

Large rear yard is well suited to additional
density without compromising heritage merit.

2/2

Yes.

1/1

Yes.

0/1

Large trees in rear yard may be
compromised.

6/9

The subject house currently uses 0.22 FSR. It has 0.48 FSR density available for use and an
additional 0.10 FSR to use for an accessory dwelling unit. The subject property has a large backyard
that is well suited for a rear addition and/or a carriage house.
The subject property has a large backyard with driveway access that is ideally suited for a large rear
addition or carriage house. The main floor of the house is elevated nicely above ground creating an
ideal opportunity to develop lower level living space. There are many opportunities to meet the
development potential of this site while retaining the heritage resource.
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Architectural and Build-Out Analysis
314 First Street
Phase 1 Score: 7 out of 9
Phase 2 Score: 6 out of 9
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Context and Siting
Subject house is located on the northwest
corner of First and Emory Streets. The
property has a lane at its back. The house
sits toward the rear of the property and is
very near its north property line. There is a
large addition on the south side of the
house.

Development Potential Remaining
Current Floor Space Ratio:

0.39

Available Floor Space Ratio:

0.31 (0.11 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

20%

Available Site Coverage:

15%

Floor Area Breakdown
Basement:

22m²

Main Floor (site coverage):

144m²

Upper Floor:

110m²

Potential Renovations
Expand Basement:

0.18 FSR

Laneway House:

0.13 FSR
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Massing Diagrams
Existing House
According to city records house has 276m² floor space: 254m² above grade and 22 m² below grade.
An additional 219m² is required to meet development potential. Site coverage is only 20%, making
expansion of the footprint a viable option. It is challenging, however, to design an addition that is
sympathetic to the character of the subject house as it is visible from streets on three sides.
The house is set well back from the front property line, in line with neighbouring properties. Ideally,
streetscape consistency would be maintained and the subject house would retain its current setback.
This property is a corner site with excellent backyard access making a detached accessory dwelling
unit of up to 89m² viable.

front view: existing

Expand Basement (0.18 FSR)
Expand basement level under footprint of house, maximizing FSR. Potentially raise the house
nominally as required for daylight and egress. As subject house retains original cast-concrete block
base, care should be taken to maintain heritage values.

front view: expand basement
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Laneway House (0.13 FSR)
Develop a detached accessory dwelling unit (laneway house) to maximum allowable size of 89m²
(0.13 FSR).

front view: laneway house

Site Constraints
None identified.

Constructability and Financial Feasibility
Expand Basement
Note: Rebuilding the foundations would present a challenge in preserving the subject house’s original cast-concrete block
base.
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
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Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.

Conclusion
Development Potential

Score Comments

The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

2/3

The building approaches its non-bonus
development entitlement of 0.5 FSR.

1/2

Many challenges to meeting density
entitlement.

1/2

Somewhat.

1/1

Yes.

1/1
6/9

The subject house currently uses 0.39 FSR. It has 0.31 FSR density available for use and an
additional 0.10 FSR to use for an accessory dwelling unit. Expanding the basement and developing a
laneway house will, together, only enable partial utilization of the bonus zoning entitlements.
The unique form and prominent corner location of the subject house presents challenges to
designing sympathetic additions. Preserving its streetscape defined by large front setbacks further
limits the potential to increase development on this site. The most sympathetic developments were
explored here: building a laneway house and expanding the basement. Unfortunately, even fully
developing the basement may lead to compromising heritage features – the potential loss of the
original cast-concrete block base.
This lot may be well suited for a Heritage Restoration Agreement (HRA). An HRA would allow for
more flexible infill options (than allowed in the standard RS-4 zoning) to take advantage of the
available site coverage and FSR. The resultant infill dwelling(s) may allow better preservation of the
heritage resource and streetscape than the options presented here.
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Architectural and Build-Out Analysis
328 First Street
Phase 1 Score: 8 out of 9
Phase 2 Score: 6 out of 9
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Context and Siting
Subject house is located on the west side of
First Street, the fifth house south of Fourth
Avenue. The house is sited near the middle
of the property with small side yard
setbacks. It has a small backyard with lane
access.

Development Potential Remaining
Current Floor Space Ratio:

0.59

Available Floor Space Ratio:

0.11 bonus density

Current Site Coverage:

30%

Available Site Coverage:

5%

Floor Area Breakdown
Basement:

177m²

Main Floor (site coverage):

182m²

Upper Floor:

0m²

Potential Renovations
Develop Attic (with dormers):

0.11 FSR
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Massing Diagrams
Existing House
According to city records, house has
358m² floor space: 182m² above
grade and 177m² below grade. An
additional 66m² is required to meet
development potential. The house
sits toward the back of the site and
does not have much opportunity for
development in the rear. As only 5%
site coverage is available, potential to
expand footprint is very limited.

front view: existing

As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.

rear view: existing

Develop Attic (0.11 FSR)
Rebuild back roof (shown)/use
larger dormers and/or raise roof
nominally to add living space on the
upper level.

rear view: develop attic

Site Constraints
Significant slope down from back to front of lot. Minimal rear setback.
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Constructability and Financial Feasibility
Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. If a stair exists, the project can have limited impact on the lower level. If a stair must be
added, the project can have a more signiﬁcant impact on the entire dwelling. As structural
requirements have become more rigourous, developing the attic probably requires upgrades to the
existing structure, including the attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
1/2

Some capacity to develop upper floor
without compromising heritage merit.

1/2

Limited by small rear yard and high existing
site coverage.

0/1
1/1
6/9

The subject house exceeds its non-bonus zoning entitlement of 0.5 FSR. It has 0.11 bonus FSR
available for use. Maintaining character defining cottage expression at front limits potential to
develop upper level. High site coverage and small backyard limits potential to expand to the rear.
Existing roof ridge appears to be suitably high to support development of additional living space on
the upper level by using dormers or rebuilding roof at the rear.
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Architectural and Build-Out Analysis
408 First Street
Phase 1 Score: 8 out of 9
Phase 2 Score: 9 out of 9
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Context and Siting
Subject house is located on the southwest
corner of First and Oakland Streets. The
house is located near the front (east)
property line. It has small side yard setbacks.
It has a large, treed backyard and a driveway
off Oakland Street.

Development Potential Remaining
Current Floor Space Ratio:

0.52

Available Floor Space Ratio:

0.18 bonus density
0.10 detached accessory dwelling unit

Current Site Coverage:

± 23% (52% on the City’s Property Info Report is error)

Available Site Coverage:

± 12%

Floor Area Breakdown
Basement:

43m²

Main Floor (site coverage):

±70m²

Upper Floor:

45m²

Potential Renovations
Expand Basement:

0.10 FSR

Rear Addition:

0.18 FSR

Laneway House:

0.29 FSR
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Massing Diagrams
Existing House
According to city records, house has
158m² floor space: 115m² above
grade and 43m² below grade. An
additional 54m² is required to meet
development potential.
front view: existing

Expand Basement (0.10 FSR)
Expand basement level under full
footprint of existing house.

front view: expand basement

Rear Addition (0.18 FSR)
With the available site coverage, and
the large rear yard, it is possible to
develop a two- or three-storey
addition that does not diminish the
heritage resource. Additions visible
from the side lane should be
physically and visually compatible
with, subordinate to, and
distinguishable from the heritage
structure in keeping with ‘Standards
and Guidelines for the Conservation
of Historic Places in Canada’.
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Laneway House (0.28 FSR)
Develop a detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m²
(0.28 FSR).

front view: laneway house

Site Constraints
None identified.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
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Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
2/2

Large rear yard is well suited to additional
density without compromising heritage merit.

2/2

Yes.

1/1

Yes.

1/1
9/9

The subject house currently exceeds the 0.5 FSR of previous RS-1 zoning and is capable of using the
bonus density through a variety of means.
The subject property has a large backyard with side lane access that is ideally suited for a rear
addition or laneway house. If preferred, the basement could be expanded, using part of the bonus
entitlement. There are many opportunities to meet the development potential of this site while
retaining the heritage resource.
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Architectural and Build-Out Analysis
418 First Street
Phase 1 Score: 7 out of 9
Phase 2 Score: 6 out of 9
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Context and Siting
Subject house is located on the southwest
corner of First and St. Patrick Streets. The
house sits in the middle of the property,
well set back from First Street but close to
its northern property line at St. Patrick
Street.
It has a large, treed backyard with driveway
access from St. Patrick Street.

Development Potential Remaining
Current Floor Space Ratio:

0.38

Available Floor Space Ratio:

0.32 (0.12 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

24%

Available Site Coverage:

11%

Floor Area Breakdown
Basement:

107m²

Main Floor (site coverage):

197m²

Upper Floor:

0m²

Potential Renovations
Develop Full Basement:

0.11 FSR

Rear Addition:

up to 0.22 FSR

Laneway House:

0.11 FSR
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Massing Diagrams
Existing House
According to city records, house has
304m² floor space: 197m² above
grade and 107m² below grade. An
additional 263m² is required to meet
development potential. The style of
the house and its prominent corner
location does not lend itself to
developing an upper floor. This
property is a corner lot with a large
backyard making a detached
accessory dwelling unit of up to
89m² a viable option.

front view: existing

Develop Basement & Rear
Addition (0.32 FSR)
Expand basement level to full
footprint of house, potentially raising
the house nominally as required for
daylight and egress.
According to city records, the house
has only 24% site coverage. With the
large backyard there is ample
opportunity for a large two-storey
addition in the rear, set back from the
side yard exposure of the heritage
house.
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Laneway House (0.11 FSR)
Develop detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m²
(0.11 FSR). Can be combined with
basement development and rear
additions to achieve more
development potential
(approximately 0.32 FSR).
Site is well suited to an attached
accessory dwelling due to its corner
location and generous rear yard.

rear view: basement & addition

front view: laneway with
basement & addition

rear view: laneway with
basement & addition

Site Constraints
Mature landscape and trees.
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Constructability and Financial Feasibility
Note: Subject house has a highly articulated one storey form. Additions that are sympathetic to this form may be more
complex and expensive to build.
Expand Basement
Note: The subject house does not have a compact, simple footprint; the cost of foundation work will be relative to its
complexity.
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
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Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
1/2

Can accommodate some additional density
without compromising heritage merit.

2/2

Yes.

1/1

Yes.

0/1

Mature landscape in rear yard would be
compromised.

6/9
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The subject house currently uses 0.38 FSR. It has 0.32 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It has a partial basement and no upper floor. Enlarging
the basement is possible, but likely not cost-effective. The addition of upper floor space would
diminish its character defining elements. The subject property has a generous rear yard that is well
suited to rear additions and/or a detached accessory dwelling unit, using the remaining site coverage
allowance.
This lot may be well suited for a Heritage Restoration Agreement (HRA). An HRA would allow
more flexible infill options (than allowed in the standard RS-4 zoning) to take advantage of the
available site coverage and FSR. The resultant infill dwellings may be more in keeping with the
existing neighbourhood character than the options presented here.
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Architectural and Build-Out Analysis
508 First Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 7 out of 9
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Context and Siting
Subject house is located on the west side of
First Street, on the north side of the midblock lane between Regina Street and Fifth
Avenue. The house is located near the
middle of its lot. It has small side yard
setbacks.

Development Potential Remaining
Current Floor Space Ratio:

0.54

Available Floor Space Ratio:

0.16 bonus density
0.10 detached accessory dwelling unit

Current Site Coverage:

23%

Available Site Coverage:

12%

Floor Area Breakdown
Basement:

144m²

Main Floor (site coverage):

144m²

Upper Floor:

52m²

Potential Renovations
Rear Addition:

0.16 FSR

Laneway House:

0.14 FSR
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Massing Diagrams
Existing House
According to city records, house has
340m² floor space: 196m² above
grade and 144m² below grade. An
additional 102m² is required to meet
development potential.
front view: existing

rear view: existing

Rear Addition (0.16 FSR)
Develop three level addition at
property rear using additional site
coverage allowance. This can be
substantial in size without negatively
affecting the street view. Rear yard
setback likely limiting factor.

rear view: addition

Laneway House (0.14 FSR)
Develop detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m².
Depending on rear setback, this may
have to be fairly narrow.
rear view: laneway house
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Site Constraints
Trees in backyard.

Constructability and Financial Feasibility
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Note: Subject property has fairly small backyard, but may be suitable for the development of a narrow laneway
allowing compliance with setback requirements.
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
2/2

Rear yard can accommodate additional
density without compromising heritage merit.

1/2

Yes, with limits.

1/1

Position of house allows some limited
development potential .
Trees in rear yard likely affected.

0/1
7/9

The subject house currently uses 0.54 FSR. It has 0.16 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. There is potential to develop an addition or laneway
house at the rear of the property, which is limited somewhat by setback requirements.
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Architectural and Build-Out Analysis
214 Fourth Avenue
Phase 1 Score: 8 out of 9
Phase 2 Score: 5 out of 9
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Context and Siting
Subject house is located on the south side of
Fourth Avenue, one lot east of Oliver
Street. The house is set back far from the
street with a smaller side setback to its east
and driveway access along its generous west
side setback. The house covers only a small
portion of its very large site. It has a large,
treed backyard with no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.16

Available Floor Space Ratio:

0.54 (0.34 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

15%

Available Site Coverage:

20%

Floor Area Breakdown
Basement:

6m²

Main Floor (site coverage):

106m²

Upper Floor:

0m²
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Potential Renovations
Develop Existing Footprint Basement:

0.15 FSR

Develop Attic (with dormers):

0.11 FSR

Carriage House:

0.13 FSR

Rear Addition:

0.54 FSR

Massing Diagrams
Existing House
According to city records, house has 112m² floor
space: 106m² above grade and 6m² below grade.
An additional 376m² is required to meet
development potential.

front view: existing

Rear Addition (0.54 FSR)
According to city records, house has
only 15% site coverage. Develop
three level addition at property rear
using additional site coverage
allowance. This can be substantial in
size without negatively affecting
street view.

front view: rear addition
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Develop Basement, Attic &
Carriage House (0.39 FSR)
Using a variety of approaches to
develop the site helps avoid an
overly bulky building.
Expand basement level to full
footprint of house, potentially
raising the house nominally as
required for daylight and egress.
A dormer can be added to the east
face of the attic without affecting
the front elevation.
Develop detached accessory
dwelling unit (carriage house) to
maximum allowable size of 89m².

front view: basement, attic &
carriage house

Site Constraints
Mature landscape with mature trees in rear yard.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
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Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. This attic is already partially developed, indicating that a stair exists. Due to existent stair,
project may have limited impact on the lower level. As structural requirements have become more
rigourous, developing the attic probably requires upgrades to the existing structure, including the
attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
0/3
Building lot has minimal development.
2/2

Large rear yard can accommodate additional
density without compromising heritage merit.

2/2

Yes.

1/1

Very large backyard with generous side yard
access.
Mature landscaping in rear yard likely
affected.

0/1
5/9

The subject house currently uses 0.16 FSR. It has 0.54 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is one storey with a partial basement.
The large yards to the rear and side present many opportunities to add to the house without
diminishing its heritage value. Any additions visible from the front should be physically and visually
compatible with, subordinate to, and distinguishable from the heritage structure in keeping with
‘Standards and Guidelines for the Conservation of Historic Places in Canada’.
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Architectural and Build-Out Analysis
225 Fourth Avenue
Phase 1 Score: 7 out of 9
Phase 2 Score: 7 out of 9
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Context and Siting
Subject house is located on the north side of
Fourth Avenue, two lots east of Third
Street. Oakland Street acts like a lane at the
rear property line. The house sits close to
the front (south) and east property lines. It
has a large setback on its west side property
line.

Development Potential Remaining
Current Floor Space Ratio:

0.30

Available Floor Space Ratio:

0.40 (0.20 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

16%

Available Site Coverage:

19%

Floor Area Breakdown
Basement:

21m²

Main Floor (site coverage):

131m²

Upper Floor(s):

87m²

Potential Renovations
Expand Basement:

0.14 FSR

Laneway House:

0.11 FSR

Rear addition:

0.40 FSR
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Massing Diagrams
Existing House
According to city records, house has
239m² floor space: 218m² above
grade and 21m² below grade. An
additional 328m² is required to meet
development potential.
Subject house has small front and
east setbacks, leaving a lot of open
space on the rear and west sides of
the property.
Rear Addition (0.40 FSR)

front view: existing

According to city records, house has
only 16% site coverage. Develop
three level addition at property rear
using additional site coverage
allowance. This can be substantial in
size without negatively affecting
street view.
front view: rear addition

Develop Basement, Addition &
Laneway House (0.40 FSR)
Using a variety of approaches to
develop the site helps avoid an
overly bulky building.
Expand basement level to full
footprint of house, potentially
raising the house nominally as
required for daylight and egress.
A two-level addition can be accommodated in the
side yard without overwhelming the front elevation.

front view: basement, addition &
laneway house

Develop detached accessory dwelling unit (laneway
house) to maximum allowable size of 89m².
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Site Constraints
None identified.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
Building lot has modest development.
2/2

Large rear yard can accommodate additional
density without compromising heritage merit.

2/2

Yes.

1/1

Yes.

1/1

None noted.

7/9

The subject house currently uses 0.30 FSR. It has 0.40 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is two storeys with a partial basement.
The large yards to the rear and side present many opportunities to add to the house without
diminishing its heritage value. Any additions visible from the front should be physically and visually
compatible with, subordinate to, and distinguishable from the heritage structure in keeping with
‘Standards and Guidelines for the Conservation of Historic Places in Canada’.
This lot may be well suited for a Heritage Restoration Agreement (HRA). An HRA would allow
more flexible infill options (than allowed in the standard RS-4 zoning) to take advantage of the
ample available site coverage and FSR. The resultant infill dwellings may be more in keeping with
the existing neighbourhood character than the options presented here.

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 100

Architectural and Build-Out Analysis – 405 Fourth Avenue, New Westminster

Architectural and Build-Out Analysis
405 Fourth Avenue
Phase 1 Score: 7 out of 9
Phase 2 Score: 9 out of 9
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Context and Siting
Subject house is located on the north side of
Fourth Avenue, east of the mid-block lane
between Fourth and Fifth Streets. The
house is well set back from the street with
small side setbacks.

Development Potential Remaining
Current Floor Space Ratio:

0.49

Available Floor Space Ratio:

0.21 (0.01 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

25%

Available Site Coverage:

10%

Floor Area Breakdown
Basement:

28m²

Main Floor (site coverage):

140m²

Upper Floor(s):

105m²
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Potential Renovations
Develop Existing Footprint Basement:

0.20 FSR

Laneway House:

0.16 FSR

Massing Diagrams
Existing House
According to city records, house has
272m² floor space: 245m² above
grade and 28m² below grade. An
additional 118m² is required to meet
development potential.

front view: existing

Expand Basement (0.20 FSR)
Expand basement level under
footprint of house, maximizing FSR.
Potentially raise the house nominally
as required for daylight and egress.

front view: develop basement
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Laneway House (0.16 FSR)
Develop detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m²
(0.16 FSR). Can be combined with
partial basement development to
achieve maximum development
potential (0.31 FSR).
Side yard is on lane and site is well
suited to an attached accessory
dwelling.

front view: laneway house

Site Constraints
None Identified

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
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Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building is almost at its non-bonus
development entitlement of 0.5 FSR.
2/2

Building already achieves this and is able to
take advantage of bonus density entitlements.

2/2

Work could be limited to existing building
footprint.

1/1
1/1
9/9
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The subject house currently uses 0.49 FSR. It has 0.21 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. Maintaining the character defining elements on two street
faces limits potential to develop additional extensions. Good potential to develop basement living
space under existing footprint and/or laneway house.
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Architectural and Build-Out Analysis
411 Fourth Avenue
Phase 1 Score: 7 out of 9
Phase 2 Score: 5 out of 9
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Context and Siting
Subject house is located on the north side of
Fourth Avenue, west of the mid-block lane
between Fourth and Fifth Streets. The
house sits toward the front of the lot with a
narrow side yard to the west and a large
setback from the lane to the east. The
property has a large backyard with a large
accessory building.

Development Potential Remaining
Current Floor Space Ratio:

0.19

Available Floor Space Ratio:

0.51 (0.31 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

16%

Available Site Coverage:

19%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

126m²

Upper Floor(s):

31m²

Potential Renovations
Develop Basement under Existing Footprint: 0.16 FSR
Laneway House:

0.11 FSR

Develop Rear Addition with Full Basement: 0.51 FSR
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Massing Diagrams
Existing House
According to city records, house has
157m² floor space, all above grade.
An additional 410m² is required to
meet development potential.
As subject house is a one-and-ahalf-storey cottage, upper floor
development may undermine
heritage integrity.

front view: existing

Develop Basement & Laneway
House (0.27 FSR)
Developing the basement under the
existing footprint would raise the
total FSR to 0.35 – half of the site’s
full development potential. There
could be two of these houses on this
site. The detached accessory
dwelling unit (laneway house) is
maximum allowable size of 89m²
(0.11 FSR).

front view: basement
& laneway house

Develop Large Rear Addition
with Full Basement (0.51 FSR)
Full development potential could be
met by developing a large three level
addition at the property rear with a
basement under the full house.

front view: large rear addition
& full basement
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Develop Rear Addition with Full
Basement & Laneway House
(0.51 FSR)
Moving the heritage house toward
the front of the site enables an
alternate method to meet the site’s
full development potential. This
scheme includes a two level addition
with a full basement under the
house and a laneway house in the
rear yard.

front view: rear addition with
full basement & laneway house

Site Constraints
Large trees in rear yard.

Constructability and Financial Feasibility
Develop Basement
Subject house was moved to the east of the lot in 2008. This new foundation will need to be
demolished to accommodate a new basement for a lower floor living space
House will need to be lifted to facilitate construction of a new basement foundation. Lifting a house
provides the opportunity to gain a full-height basement with maximum daylight and egress. The
existing structure is raised and then the existing basement or crawlspace and foundations are
deconstructed. After excavation, new foundations are constructed under the building footprint with
new structural walls built underneath.
Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable approach
to maintain and modernize the mechanics of the home while signiﬁcantly increasing density
potential. There may even be potential to create an income suite.
Lift and Move
Lifting and moving a structure provides the most ﬂexibility in terms of maximizing the available lot
usage. Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable
approach to maintain and modernize the mechanics of the home while signiﬁcantly increasing
density potential.
Lifting a house provides the opportunity to gain a full-height basement with maximum daylight and
egress. It may present the opportunity to add an income suite. The existing structure is raised and
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then the existing basement or crawlspace and foundations are deconstructed. After excavation, new
foundations are constructed under the building footprint with new structural walls built underneath.
Moving the structure is not signiﬁcantly more expensive than lifting alone, and has the beneﬁt of
maximizing the available lot usage. This approach would be taken in conjunction with an addition or
to free-up site area for a detached accessory dwelling.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
The building has minimal development.
1/2

The building’s potential bulk compromises
its heritage merit somewhat.

2/2

Lot is very large with lots of available site
coverage

1/1
0/1

Mature trees in rear yard likely compromised.

5/9

The subject house currently uses 0.19 FSR. It has 0.51 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit.
It can be challenging to add significant floor space to a property without overwhelming the heritage
resource. However, this site has good access to its large rear yard which can accommodate a variety
of developments with minimal impact to the street face expression.
This lot may be well suited for a Heritage Restoration Agreement (HRA). An HRA would allow
more flexible infill options (than allowed in the standard RS-4 zoning) to take advantage of the
ample available site coverage and FSR. The resultant infill dwellings may be more in keeping with
the existing neighbourhood character than the options presented here.
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Architectural and Build-Out Analysis
239 Fourth Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 7 out of 9
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Context and Siting
Subject house is located at the southeast
corner of Fourth Street and Third Avenue.
The house sits in the middle of the lot with
small front and rear setbacks and generous
side setbacks. It has lane access in the rear.

Development Potential Remaining
Current Floor Space Ratio:

0.45

Available Floor Space Ratio:

0.25 (0.05 + 0.20 bonus density)

Current Site Coverage:

25%

Available Site Coverage:

10%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

117m²

Upper Floor(s):

97m²

Potential Renovations
Develop Existing Footprint Basement:

0.25 FSR
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Massing Diagrams
Existing House
According to city records, house has
214m² floor space, all above grade.
An additional 118m² is required to
meet development potential.
Subject house is on a corner site
with minimal setbacks on all sides,
except the side facing Third Avenue.
Any extension would require moving
the existing structure toward Third
Avenue. Therefore, the most efficient
approach would be to add space in a
new basement.

front view: existing

As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.

Develop Basement (0.25 FSR)
Add living space to basement level
to match building footprint,
potentially raising the house
nominally as required for daylight
and egress.

front view: develop basement

Site Constraints
None identified.
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Constructability and Financial Feasibility
Develop Basement
House will require lifting to facilitate construction of a new basement foundation. Due to the
deteriorated condition of subject house, much of the existing structure will need rehabilitation. This
level of restoration work is highly involved with many variables influencing the overall cost and
feasibility. The required work would be more involved than most owners would be interested in
undertaking.
Lifting a house provides the opportunity to gain a full-height basement with maximum daylight and
egress. The existing structure is raised and then the existing basement or crawlspace and foundations
are deconstructed. After excavation, new foundations are constructed under the building footprint
with new structural walls built underneath.
Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable approach
to maintain and modernize the mechanics of the home while signiﬁcantly increasing density
potential. There may even be potential to create an income suite.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building is near its non-bonus
development entitlement of 0.5 FSR.
2/2
1/2

Very shallow lot.

0/1

The position limits options for additional
development.

1/1
7/9

The subject house nearly meets the 0.5 FSR of previous RS-1 zoning and is capable of using the
bonus 0.2 FSR by building out its basement. However, the deteriorated state of the existing structure
makes rehabilitation of this property an expensive and involved project.
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Architectural and Build-Out Analysis
510 Fourth Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 5 out of 9
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Context and Siting
Subject house is located on the west side of
Fourth Street, one lot north of Fifth
Avenue. The house is in the front half of
the lot with a driveway along the south side
property line. It has a generous backyard
with no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.30

Available Floor Space Ratio:

0.40 (0.20 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

15%

Available Site Coverage:

20%

Floor Area Breakdown
Basement:

78m²

Main Floor (site coverage):

107m²

Upper Floor(s):

24m²

Potential Renovations
Large Addition:

0.40 FSR

Carriage House:

0.13 FSR
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Massing Diagrams
Existing House
According to city records, house has 209m² floor space: 131m² above grade and 78m² below grade.
An additional 285m² is required to meet development potential.

front view: existing

Develop Large Addition (0.40 FSR)
The development entitlement of this property could be met through a three level addition that is
larger than the existing house. This lot has a large, easily accessed rear yard making such a
development technically possible. The challenge is ensuring the addition is physically and visually
compatible with, subordinate to, and distinguishable from the heritage structure in keeping with
‘Standards and Guidelines for the Conservation of Historic Places in Canada’. The allowable 494m²
house would be significantly large, while the heritage resource is described as a ‘two-storey Early
Cottage’ in the ‘Heritage Value Assessment Study’.

front view: large addition
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Develop Addition & Carriage House (0.40 FSR)
Using a variety of approaches to develop the site helps avoid an overly bulky building. A two level
addition can be accommodated in the backyard without overwhelming the front elevation and
leaving space to develop a detached accessory dwelling unit (carriage house) to maximum allowable
size of 89m².

front view: addition & carriage house

Site Constraints
Backyard trees may be affected.

Constructability and Financial Feasibility
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 120

Architectural and Build-Out Analysis – 510 Fourth Street, New Westminster

Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
Building lot has modest development.
1/2

Sensitivity must be applied in meeting
development potential.

2/2

Yes.

1/1

Yes.

0/1

Tree in rear yard.

5/9

The subject house currently uses 0.30 FSR. It has 0.40 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is two storeys with a basement.
The large yards to the rear and side present many opportunities to add to the house without
diminishing its heritage value. Any additions visible from the front should be physically and visually
compatible with, subordinate to, and distinguishable from the heritage structure in keeping with
‘Standards and Guidelines for the Conservation of Historic Places in Canada’.
This lot may be well suited for a Heritage Restoration Agreement (HRA). An HRA would allow
more flexible infill options (than allowed in the standard RS-4 zoning) to take advantage of the
ample available site coverage and FSR. The resultant infill dwellings may be more in keeping with
the existing neighbourhood character than the options presented here.
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Architectural and Build-Out Analysis
520 Fourth Street
Phase 1 Score: 7 out of 9
Phase 2 Score: 8 out of 9
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Context and Siting
Subject house is located on the west side of
Fourth Street, three lots south of Sixth
Avenue. The house is sited towards the
front of the lot with a driveway at its north
side property line. It has a generous
backyard with no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.43

Available Floor Space Ratio:

0.27 (0.07 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

22%

Available Site Coverage:

13%

Floor Area Breakdown
Basement:

149m²

Main Floor (site coverage):

153m²

Upper Floor(s):

0m²

Potential Renovations
Develop Attic:

0.18 FSR

Rear Addition:

0.27 FSR

Carriage House:

0.13 FSR
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Massing Diagrams
Existing House
According to city records, house has
302m² floor space: 153m² above
grade and 149m² below grade. An
additional 194m² is required to meet
development potential.
front view: existing

Develop Attic (0.18 FSR)
Use larger dormers to add living
space on the upper level. Existing
roof ridge appears to be suitably
high to support development of
living space on the upper level using
side dormers.

front view: develop attic

Develop Rear Addition (0.27 FSR)
A two or three level addition can be
accommodated in the backyard
without overwhelming the front
elevation.

front view: develop addition
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Carriage House (0.13 FSR)
Subject house has ample side
setbacks with driveway access for
two parking spaces at the front.
Despite not having a lane, the
property is suited to develop a
detached accessory dwelling unit
(carriage house) to maximum
allowable size of 89m² (0.13 FSR).

front view: carriage house
front view: develop carriage house

Mixed Approach (up to 0.37)
With ample available site coverage
and large rear yard, it is possible to
develop a rear addition and a
carriage house.
front view: mixed approach

Site Constraints
None noted.

Constructability and Financial Feasibility
Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. If a stair exists, the project can have limited impact on the lower level. If a stair must be
added, the project can have a more signiﬁcant impact on the entire dwelling. As structural
requirements have become more rigourous, developing the attic probably requires upgrades to the
existing structure, including the attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.
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Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
2/2
2/2

Generous backyard.

1/1
1/1
8/9

The subject house currently uses 0.43 FSR. It has 0.27 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is a one-storey house with a basement and a high attic.
The existing roof ridge appears to be suitably high to support development of additional living space
on the upper level using dormers. The generous rear yard is suitable for the development of an
addition or a carriage house. A variety of approaches are feasible for this property to meet its
development potential while retaining the heritage asset.
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Architectural and Build-Out Analysis
417 Oak Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 6 out of 9
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Context and Siting
Subject house is located on the east side of
Oak Street, three lots north of Fourth
Avenue. The house is sited on the front half
of the lot with a driveway at its north side
property line. It has generous side yard
setbacks on both sides and a generous
backyard with no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.20

Available Floor Space Ratio:

0.50 (0.30 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

15%

Available Site Coverage:

20%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

94m²

Upper Floor(s):

35m²

Potential Renovations
Develop Existing Footprint Basement:

0.15 FSR

Rear Addition:

0.50 FSR

Carriage House:

0.14 FSR
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Massing Diagrams
Existing House
According to city records house has 129m² floor space, all above grade. An additional 320m² is
required to meet development potential.

front view: existing

Develop Attic
Developing the attic of the existing structure diminishes its heritage value and distracts from its
modest form, even with small side gables. This approach will not add significant floor space and is
not recommended.

front view: develop attic
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Develop Large Addition (0.50 FSR)
The development entitlement of this property could be met through a three level addition that is
larger than the existing house. This lot has a large, easily accessed rear yard making such a
development technically possible. The challenge is ensuring the addition is physically and visually
compatible with, subordinate to, and distinguishable from the heritage structure in keeping with
‘Standards and Guidelines for the Conservation of Historic Places in Canada’.

front view: large addition

Develop Basement, Addition, & Carriage House (up to 0.60 FSR)
A variety of site development approaches helps avoid an overly bulky building: develop basement
level of house, potentially raising the house nominally as required for daylight and egress; an addition
can be accommodated in the rear yard without overwhelming the front elevation; develop detached
accessory dwelling unit (carriage house) to maximum allowable size of 89m².

front view: basement, addition &
carriage house

Site Constraints
None noted.
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Constructability and Financial Feasibility
Develop Basement
Basement development can be an economical way to increase density. A straight lift may be
acceptable without requiring entirely new foundations, depending on existing quality and site
conditions. This is a reasonable project with a large gain, as many bungalow ﬂoor spaces can be
doubled. There may even be potential to create an income suite.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
The building lot has modest development.
1/2

It is possible, but the cottage form presents
many challenges and limitations.

2/2
1/1
1/1
6/9

The subject house currently uses 0.20 FSR. It has 0.50 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is a one-storey cottage with some living space in its
attic, but no dormers.
The large yards to the rear and side present many opportunities to add to the house. As the side
elevations of the house are highly visible from the street, side yard additions should be handled
carefully to avoid diminishing heritage value. Any additions visible from the front should be
physically and visually compatible with, subordinate to, and distinguishable from the heritage
structure in keeping with ‘Standards and Guidelines for the Conservation of Historic Places in
Canada’.
It can be challenging to add floor space to a property that is 2.5 times larger than the existing
heritage resource without overwhelming the heritage resource. This site has good access to its very
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large rear yard which can accommodate a variety of developments with moderate impact to the
street face expression.
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Architectural and Build-Out Analysis
423 Oak Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 9 out of 9
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Context and Siting
Subject house is located on the east side of
Oak Street, four lots south of Fifth Avenue.
The house is sited on the front half of the
long, narrow lot. The side yard setbacks are
modest and the property has no driveway or
lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.59

Available Floor Space Ratio:

0.11 bonus density
0.10 detached accessory dwelling unit

Current Site Coverage:

30%

Available Site Coverage:

5%

Floor Area Breakdown
Basement:

95m²

Main Floor (site coverage):

95m²

Upper Floor(s):

0m²

Potential Renovations
Rear Addition:

0.10 FSR

Carriage House:

0.21 FSR
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Massing Diagrams
Existing House
According to city records, house has
190m² floor space: 95m² above
grade and 95m² below grade. An
additional 34m² is required to meet
development potential. The existing
attic appears to have a fairly low
ridge. Upper floor development
would not be compatible with
preserving this heritage resource.

front view: existing

Rear Addition (0.10 FSR)
The property could easily
accommodate a rear addition of 0.11
FSR, however only 0.05% site
coverage is available. For this small
site that means the addition could
only have footprint of 16m².
front view: addition

Carriage House (0.21 FSR)
Subject property currently has no
driveway or parking. Developing a
carriage house would require creating
two parking spaces at the front of the
lot. There appears to be sufficient
space, but it would require removing
the front garden. The carriage house
would have a maximum allowable
size of 67m² (0.21 FSR).

front view: carriage house

Site Constraints
Large tree in rear yard.
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Constructability and Financial Feasibility
Small Addition
A small addition as a stand-alone project has the highest costs relative to density increase. Cost
predictability is fairly stable as the project is more independent and relies on new construction.
An addition would require a new foundation, which is costly, and would trigger an upgrade to the
drainage system of the entire dwelling. Upgrading perimeter drainage requires excavation of the
entire foundations. This does, however, provide opportunity to upgrade to the City’s Sewer
Separation Program as well as improve the quality of the existing foundations, damp prooﬁng, and
drainage.
As signiﬁcant work to the existing structure is required to tie in the new addition, an upgrade to the
existing dwelling may be considered at the same time. Exposing the foundations for drainage work
provides an opportunity to change structural loads, allowing for a wider variety of interior design
options.
Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
2/2
2/2
1/1
1/1
9/9

The subject house currently uses 0.59 FSR. It has 0.11 FSR bonus density available for use and an
additional 0.10 FSR to use for an accessory dwelling unit. It is a one-storey cottage with a developed
basement. It currently has no parking and would have to accommodate any required parking in the
front yard.
The ample rear yard can easily accommodate the additional development, however, at 34m² either
the two-storey addition would be modest and comparably expensive per m² to build. A carriage
house development would provide the most benefit.
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Architectural and Build-Out Analysis
427 Oak Street
Phase 1 Score: 7 out of 9
Phase 2 Score: 9 out of 9
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Context and Siting
Subject house is located on the east side of
Oak Street, two lots south of Sixth Avenue.
The house is sited on the front half of the
long, narrow lot. The side yard setbacks are
modest and the property has no driveway or
lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.63

Available Floor Space Ratio:

0.07 bonus density
0.10 detached accessory dwelling unit

Current Site Coverage:

22%

Available Site Coverage:

13%

Floor Area Breakdown
Basement:

70m²

Main Floor (site coverage):

70m²

Upper Floor(s):

63m²

Potential Renovations
Rear Addition:

0.07 FSR

Enlarge Attic:

0.05 FSR

Carriage House:

0.17 FSR
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Massing Diagrams
Existing House
According to city records house has
203m² floor space: 133m² above
grade and 70m² below grade. An
additional 22m² is required to meet
development potential.

front view: existing

Rear Addition (0.07 FSR)
The property could easily
accommodate a rear addition of 0.07
FSR. This would likely require the
removal of the existing small rear
addition.

front view: rear addition
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Enlarge Attic (0.05 FSR)
The existing attic dormers could be
enlarged for increased living space
upstairs.

front view: enlarge attic

Carriage House (0.17 FSR)
Subject property currently has no
driveway or parking. Developing a
carriage house would require
creating two parking spaces at the
front of the lot. There appears to be
sufficient space, but it would require
removing the front garden. The
carriage house would have a
maximum allowable size of 55m²
(0.17 FSR).

front view: carriage house

Site Constraints
None noted.
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Constructability and Financial Feasibility
Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. This attic is already partially developed, indicating that a stair exists. Due to existent stair,
project may have limited impact on the lower level. As structural requirements have become more
rigourous, developing the attic probably requires upgrades to the existing structure, including the
attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.
Small Addition
A small addition as a stand-alone project has the highest costs relative to density increase. Cost
predictability is fairly stable as the project is more independent and relies on new construction.
An addition would require a new foundation, which is costly, and would trigger an upgrade to the
drainage system of the entire dwelling. Upgrading perimeter drainage requires excavation of the
entire foundations. This does, however, provide opportunity to upgrade to the City’s Sewer
Separation Program as well as improve the quality of the existing foundations, damp prooﬁng, and
drainage.
As signiﬁcant work to the existing structure is required to tie in the new addition, an upgrade to the
existing dwelling may be considered at the same time. Exposing the foundations for drainage work
provides an opportunity to change structural loads, allowing for a wider variety of interior design
options.
Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
2/2

Only minor additions would be required to
meet full development potential.

2/2
1/1
1/1
9/9

The subject house currently uses 0.63 FSR. It has 0.07 FSR bonus density available for use and an
additional 0.10 FSR to use for an accessory dwelling unit. It is a one-and-one-half-storey cottage
with a developed basement.
Additional development could easily be accommodated in the ample rear yard or the second storey
could be enhanced with larger dormers. The small allowable expansion of 22m² would be modest
and comparably expensive per m² to build. A carriage house development would provide the most
benefit.
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Architectural and Build-Out Analysis
108 Oakland Street
Phase 1 Score: 8 out of 9
Phase 2 Score: N/A
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Context and Siting
Subject house is located on the south side of
Oakland Street, one lot west of First Street.
The house is sited near the middle of the
narrow and shallow lot with a driveway at its
east side property line. It has modest
setbacks on all sides and no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.72

Available Floor Space Ratio:

exceeds available floor space ratio

Current Site Coverage:

39%

Available Site Coverage:

-4% (exceeds zoning allowance)

Floor Area Breakdown
Basement:

65m²

Main Floor (site coverage):

80m²

Upper Floor(s):

0m²

Potential Renovations
Subject house exceeds both its standard zoning entitlement (0.5 FSR) and the bonus zoning
entitlement (total 0.7 FSR) for lots on which a Queen’s Park Advanced Category House is located.
There are no additional opportunities for development.
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Massing Diagrams
Existing House
According to city records, house has 145m² floor space: 80m² above grade and 65m² below grade.
The house exceeds its development potential. No massing studies have been executed.

Site Constraints
None noted.

Constructability and Financial Feasibility
Not Applicable.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
2/2
2/2
1/1
1/1
9/9

Subject house exceeds its standard zoning entitlement of 0.5 FSR and also exceeds the bonus zoning
entitlement for lots on which a Queen’s Park Advanced Category House is located of 0.7 FSR.
There are no additional opportunities for development.
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Architectural and Build-Out Analysis
123 Oakland Street
Phase 1 Score: 8 out of 9
Phase 2 Score: 5 out of 9
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Context and Siting
Subject house is located on the north side of
Oakland Street, one lot east of Second
Street. The house is sited near the middle of
the square lot with a driveway at its east side
property line. It has generous side yards and
a modest backyard with no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.20

Available Floor Space Ratio:

0.50 (0.30 + 0.20 bonus density)

Current Site Coverage:

20%

Available Site Coverage:

15%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

81m²

Upper Floor(s):

0m²

Potential Renovations
Develop Basement:

0.20 FSR

Side Addition:

0.30 FSR
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Massing Diagrams
Existing House
According to city records, house has
81m² floor space, all above grade.
An additional 202m² is required to
meet development potential. The
existing roof appears to have a low
ridgeline and would not be well
suited to development of upper level
living space.

front view: existing

As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.

Develop Basement (0.20 FSR)
Add living space to basement level,
potentially raising the house
nominally as required for daylight
and egress.
front view: develop basement

Develop Side Addition & Basement
(0.50 FSR)
Building a two level addition in the
side yard while also developing the
basement enables full use of the
site’s development entitlement.
front view: develop side addition
& basement
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Site Constraints
None noted.

Constructability and Financial Feasibility
Develop Basement
Basement development can be an economical way to increase density. A straight lift may be
acceptable without requiring entirely new foundations, depending on existing quality and site
conditions. This is a reasonable project with a large gain, as many bungalow ﬂoor spaces can be
doubled. There may even be potential to create an income suite.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
The building lot has modest development.
1/2

The building’s modesty and small size are
character-defining elements.

1/2

The lot shape allows for limited additional
development.
Any new development would have to occur
in side yards.

1/1
1/1
5/9

The subject house currently uses 0.20 FSR and has 0.50 FSR available for use. It is one storey
without a basement.
The generous side yards are the only available spaces for additions. Any additions visible from the
front should be physically and visually compatible with, subordinate to, and distinguishable from the
heritage structure in keeping with ‘Standards and Guidelines for the Conservation of Historic Places
in Canada’.
This lot may be well suited for a Heritage Restoration Agreement (HRA). An HRA would allow
more flexible infill options (than allowed in the standard RS-4 zoning) to take advantage of the
ample available site coverage and FSR. The resultant infill dwellings may be more in keeping with
the existing neighbourhood character and more sympathetic to the heritage resource than the
options presented here.
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Architectural and Build-Out Analysis
309 Pine Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 4 out of 9
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Context and Siting
Subject house is located on the east side of
Pine Street, one lot north of Third Avenue.
The house is sited towards the back of the
lot with a generous side setback to the
south. It has no driveway, no backyard, and
no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.38

Available Floor Space Ratio:

0.32 (0.12 + 0.20 bonus density)

Current Site Coverage:

23%

Available Site Coverage:

12%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

90m²

Upper Floor(s):

57m²

Potential Renovations
Develop Basement of Current Footprint:

0.23 FSR

Develop Basement and Enlarge Rear Addition:

0.32 FSR

Develop Basement and Side Addition:

0.32 FSR
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Massing Diagrams
Existing House
According to city records, house has
147m² floor space, all above grade.
An additional 121m² is required to
meet development potential. Desire
to maintain square bay on south side
and mature trees limits
opportunities for expansion.
As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.

front view: existing

Develop Basement of Current Footprint (0.23 FSR)
Add living space to basement level,
potentially raising the house
nominally as required for daylight
and egress if additional height is
permitted.

front view: develop basement
of current footprint
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Develop Basement & Enlarge
Rear Addition (0.32 FSR)
Move subject house as far forward
on lot as zoning allows. Significant
tree near southwest corner of lot to
be considered. Full density
entitlement may be possible while
maintaining significant landscape
and heritage resource, but challenges
anticipated.
front view: develop basement
& enlarge rear addition

Develop Basement & Side Addition (0.32 FSR)
Develop addition in ample side yard,
first removing existing one-storey
square bay. Minor compromise to
integrity of heritage resource.

front view: develop basement
& side addition

Site Constraints
Mature trees in front yard.
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Constructability and Financial Feasibility
Develop Basement from Crawlspace
Subject house likely has a lower level crawlspace, but extent and conditions of foundations are
unknown. House will likely need to be lifted to facilitate construction of a new basement
foundation. Lifting a house provides the opportunity to gain a full-height basement with maximum
daylight and egress. The existing structure is raised and then the existing basement or crawlspace and
foundations are deconstructed. After excavation, new foundations are constructed under the
building footprint with new structural walls built underneath.
Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable approach
to maintain and modernize the mechanics of the home while signiﬁcantly increasing density
potential. There may even be potential to create an income suite.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
1/2

0.61 FSR easily achieved. Additional density
more challenging.

1/2

Lot relatively shallow depth.

0/1

No backyard.

0/1

Mature trees likely compromised.

4/9

The subject house currently uses 0.38 FSR and has 0.32 FSR available for use. It can easily use 0.23
FSR by developing its basement.
It is a challenge to use the additional 0.09 FSR without diminishing the character-defining elements
or compromising significant trees on the heavily planted site.
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Architectural and Build-Out Analysis
210 Queens Avenue
Phase 1 Score: 7 out of 9
Phase 2 Score: 6 out of 9
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Context and Siting
Subject house is located on the southwest
corner of Queens Avenue and Peele Street.
The house is sited near the middle of the lot
with modest setbacks on all sides. There is a
driveway and attached garage off Peele
Street. There is also a lane in the back.

Development Potential Remaining
Current Floor Space Ratio:

0.61

Available Floor Space Ratio:

0.09 bonus density

Current Site Coverage:

34%

Available Site Coverage:

1%

Floor Area Breakdown
Basement:

72m²

Main Floor (site coverage):

155m²

Upper Floor(s):

55m²

Potential Renovations
Enlarge Basement:

0.09 FSR

Add Dormers:

0.02 FSR

Rear Addition:

0.09 FSR
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Massing Diagrams
Existing House
According to city records, house has 282m² floor space: 210m² above grade and 72m² below grade.
An additional 49m² is required to meet development potential.
As the rear yard setback is less than 10.5m developing an accessory dwelling unit is not feasible.

front view: existing

rear view: existing

Expand Basement (0.09 FSR)
Subject house has partial basement and crawl space under remaining footprint. Convert crawlspace
into basement for maximum density entitlement, an increase of 0.09 FSR. External massing would
not be affected so no image attached.
Add Dormers (0.02 FSR)
Add dormers to the west roof slope. Low existing roof height limits potential to increase upper floor
area without negatively affecting heritage value.

front view: add dormers
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Rear Addition (0.09 FSR)
Extending additions into rear allows full use of density entitlement. Unfortunately the house would
exceed its allowable site coverage. A variance for site coverage would be required.

front view: rear addition

rear view: rear addition

Site Constraints
Significant slope from front to back of lot reduces livability of basement developments near front of
lot.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
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Add dormers
This attic is already developed, indicating that a stair exists. Due to existent stair, project may have
limited impact on the lower level. As structural requirements have become more rigourous,
expanding the upper level space by adding additional dormers may require additional upgrades to
the existing structure. Generally speaking adding dormers is simple, but would only result in minor
additional floor space on this property.
Develop Addition
Note: Rear addition would need to tie into the structure of the existing house and garage. Structural upgrades likely
required, as well as new foundations and roof for the extension. This would be slightly more complex and expensive
than typical new construction.
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
1/2

Limited ability to use bonus density.

1/2

Lot slope limits livability of basement space.

0/1

The house footprint is large and only 1% site
coverage is unused.

1/1
6/9

The subject house currently uses 0.61 FSR and has bonus density of 0.09 FSR available for use. Any
increases to the building footprint would require a variance, as the existing site coverage is 34% and
only 1% site coverage is unused.
The shape and height of the existing upper floor limits the potential to increase living space through
the addition of dormers.
The best solution for meeting the full development potential of this site would be expanding the
basement, converting some existing crawl space to living space. The site slope creates challenges for
daylighting basement areas near the front of the house, but this can be solved with regrading, light
wells, or potentially raising the house nominally.
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Architectural and Build-Out Analysis
319 Queens Avenue
Phase 1 Score: 8 out of 9
Phase 2 Score: 7 out of 9
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Context and Siting
Subject house is located on the north side of
Queens Avenue, two lots east of Fourth
Street. The house is sited towards the front
of the lot with modest side yards. Its
generous backyard backs onto Liverpool
Street which acts as a lane on its south side.

Development Potential Remaining
Current Floor Space Ratio:

0.41

Available Floor Space Ratio:

0.29 (0.09 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

25%

Available Site Coverage:

10%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

98m²

Upper Floor(s):

67m²

Potential Renovations
Develop Basement:

0.25 FSR

Rear Addition:

0.29 FSR

Laneway House:

0.22 FSR
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Massing Diagrams
Existing House
According to city records, house has
165m² floor space, all above grade.
An additional 114m² is required to
meet development potential.

front view: existing

Develop Basement (0.25 FSR)
Develop basement level under
footprint of house, potentially raise
the house nominally as required for
daylight and egress.

front view: develop basement
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Develop Addition (0.29 FSR)
Develop addition in rear yard. Note,
additional footprint limited by
10%available site coverage. Three
storeys required to meet full
development potential.

front view: addition

Laneway House (0.22 FSR)
Develop detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m²
(0.22 FSR).

front view: laneway house

Site Constraints
Large trees in rear yard.
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Constructability and Financial Feasibility
Develop Basement from Crawlspace
Subject house likely has a lower level crawlspace, but extent and conditions of foundations are
unknown. House will likely need to be lifted to facilitate construction of a new basement
foundation. Lifting a house provides the opportunity to gain a full-height basement with maximum
daylight and egress. The existing structure is raised and then the existing basement or crawlspace and
foundations are deconstructed. After excavation, new foundations are constructed under the
building footprint with new structural walls built underneath.
Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable approach
to maintain and modernize the mechanics of the home while signiﬁcantly increasing density
potential. There may even be potential to create an income suite.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 171

Architectural and Build-Out Analysis – 319 Queens Avenue, New Westminster

Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
2/2
2/2

Ample rear yard.

1/1
0/1

Rear yard trees likely affected.

7/9

The subject house currently uses 0.41 FSR. It has 0.29 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit.
The subject property has a large backyard with lane access that is ideally suited for a rear addition or
laneway house. If preferred, the basement could be developed. There are many opportunities to
meet the development potential of this site while retaining the heritage resource.
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Architectural and Build-Out Analysis
117 Regina Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 4 out of 9
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Context and Siting
Subject house is located on the north side of
Regina Street, three lots east of Second
Street. The house is sited towards the front
of the lot. It has a generous backyard that
backs onto a lane. A substantial accessory
building (0.10 FSR) was constructed in the
rear yard in 2013.

Development Potential Remaining
Current Floor Space Ratio:

0.31

Available Floor Space Ratio:

0.39 (0.19 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

15%

Available Site Coverage:

20%

Floor Area Breakdown
Basement:

94m²

Main Floor (site coverage):

94m²

Upper Floor(s):

0m²
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Potential Renovations
Note: A substantial accessory building (0.10 FSR) was constructed in the rear yard in 2013. It seems
unlikely that owners would choose to demolish this structure.
We have explored a range of densification strategies and have the following key observations:
•
•
•

Keeping the house in place while demolishing the accessory building creates space in the
backyard for a large addition;
Keeping the accessory building necessitates moving the house to make space for additions;
The heritage resource is easily overwhelmed by large additions to the side or upper level.
Two-level rear additions are the most sympathetic to the heritage resource.

Massing Diagrams
Existing House
According to city records, house has
188m² floor space: 94m² above
grade and 94m² below grade. An
additional 238m² is required to meet
development potential. The low
slope of the subject house hip roof
is not suited to an upper floor
addition. A substantial accessory
building (shown) was constructed in
the rear yard in 2013.

front view: existing

Laneway House (0.15 FSR potential)
A substantial accessory building (0.10 FSR) was constructed in the rear yard in 2013. It seems
unlikely that owners would choose to demolish this structure to build a laneway house.
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Rear Addition In Situ (accessory
building demolished) (0.39 FSR)
With the removal of the existing
accessory building, the rear yard is
large enough to accommodate a
two-level addition that maximizes
the site’s development potential.
front view: rear addition in situ

Rear Addition, House Moved
(0.22 FSR)
Moving the house forward to its
minimum front yard setback allows
for a small rear addition while
maintaining existing accessory
building. Neighbouring houses on
this block are typically aligned with
existing setback (approximately
8.5m) 5.8m required.

front view: rear addition house moved

Side and Rear Additions, House
Moved (0.32 FSR)
Moving the house to the minimum
front and west side yard setbacks
frees enough room to almost
maximize development potential
while retaining heritage asset &
accessory building.
front view: side and rear additions
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Three Level Addition, House
Moved (0.39 FSR)
The addition of a small upper floor
to the previous iteration fully utilizes
the site’s development potential.
Note how easily small cottages like
this one are overwhelmed by upper
level additions.
front view: three level addition

Site Constraints
Large tree in rear yard and mature tree in front yard.

Constructability and Financial Feasibility
The subject house has half of its existing floor area in its basement. Unfortunately, increasing density
on this site requires demolishing either the existing basement, or the accessory building. Either of
these options will be a significant loss of existing value and a significant financial investment.
Lift and Move
Lifting and moving a structure provides the most ﬂexibility in terms of maximizing the available lot
usage. Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable
approach to maintain and modernize the mechanics of the home while signiﬁcantly increasing
density potential.
Lifting a house provides the opportunity to gain a full-height basement with maximum daylight and
egress. It may present the opportunity to add an income suite. The existing structure is raised and
then the existing basement or crawlspace and foundations are deconstructed. After excavation, new
foundations are constructed under the building footprint with new structural walls built underneath.
Moving the structure is not signiﬁcantly more expensive than lifting alone, and has the beneﬁt of
maximizing the available lot usage. This approach would be taken in conjunction with an addition or
to free-up site area for a detached accessory dwelling.
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Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
The building has modest development.
1/2

The building is easily overwhelmed by
building additions.

2/2

The lot is well suited to development

0/1

The new accessory building in the rear yard
hinders additional development.
Mature trees compromised by additional
development

0/1
4/9

The subject house currently uses 0.31 FSR. It has 0.39 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is a hip roof cottage with a full basement. The rear yard
is relatively large, but the recent construction of a substantial accessory building should be
considered in its development potential.
The heritage resource is best suited to two-level rear yard additions. Explorations of side yard and
upper level additions demonstrated how easily the cottage was overwhelmed from the street face.
Note: any additions visible from the front should be physically and visually compatible with,
subordinate to, and distinguishable from the heritage structure in keeping with ‘Standards and
Guidelines for the Conservation of Historic Places in Canada’.
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Architectural and Build-Out Analysis
211 Regina Street
Phase 1 Score: 7 out of 9
Phase 2 Score: 9 out of 9
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Context and Siting
Subject house is located on the north side of
Regina Street, adjacent to the lane that runs
behind the lots facing Second Street. The
house is sited near the middle of the lot. It
has a small backyard, but a generous side
yard to the west.

Development Potential Remaining
Current Floor Space Ratio:

0.50

Available Floor Space Ratio:

0.20 bonus density

Current Site Coverage:

28%

Available Site Coverage:

7%

Floor Area Breakdown
Basement:

143m²

Main Floor (site coverage):

227m²

Upper Floor(s):

34m²

Potential Renovations
Expand Basement:

0.10 FSR

Expand Attic:

0.03 FSR

Side Addition:

0.20 FSR
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Massing Diagrams
Existing House
According to city records, house has
404m² floor space: 261m² above
grade and 143m² below grade. An
additional 163m² is required to meet
development potential.
As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.
front view: existing

Expand Basement (0.10 FSR)
Subject house has partial basement and crawl space under remaining footprint. Converting
crawlspace into basement would match basement area to main floor area, for an increase in FSR of
0.10. External massing would not be affected so no image attached.

Expand Attic (0.03 FSR)
Expanding the attic with dormer(s)
on the west roof slope would
transform low ceilinged areas into
living space. Unfortunately, this
would only use a very small portion
of the area available for
development.

front view: expand attic
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Side Addition (0.20 FSR)
Large, west side yard could support
three level addition without
diminishing heritage values.

front view: side addition

Site Constraints
None noted.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
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Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. This attic is already partially developed, indicating that a stair exists. Due to existent stair,
project may have limited impact on the lower level. As structural requirements have become more
rigourous, developing the attic probably requires upgrades to the existing structure, including the
attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building is at its non-bonus development
entitlement of 0.5 FSR.
2/2
2/2
1/1
1/1
9/9

The subject house currently uses 0.50 FSR and has 0.20 FSR available for use. It is two-and-one-half
storeys with a partial basement. The site is relatively large, but there is no room to expand in the rear
or develop a laneway house.
Half of the bonus density could be used by converting existing crawlspace into a full basement.
The large yard to the west side presents the best opportunity to add to the house without
diminishing its heritage value. Any additions visible from the front should be physically and visually
compatible with, subordinate to, and distinguishable from the heritage structure in keeping with
‘Standards and Guidelines for the Conservation of Historic Places in Canada’.
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Architectural and Build-Out Analysis
216 Regina Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 7 out of 9
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Context and Siting
Subject house is located on the south side of
Regina Street, four lots west of Second
Street. The house is sited towards the front
of the lot with a driveway on the west side
property line. It has a generous backyard
with no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.27 (original house 0.16 FSR)

Available Floor Space Ratio:

0.43 (0.23 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

19%

Available Site Coverage:

16%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

102m² (original house 42m²)

Upper Floor(s):

42m²
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Potential Renovations
Basement (Original House Footprint):

0.08 FSR

Rear Addition & Basement:

0.54 FSR

Carriage House:

0.16 FSR

Massing Diagrams
Existing House
According to city records, house has
144m² floor space, all above grade.
An additional 234m² is required to
meet development potential.
Subject house has a number of rear
yard additions which are ad hoc in
nature. In order to complete the
large unused development potential
of the site, it may be best to remove
existing additions and retain only the
original structure.

front view: existing
with ad hoc additions

Develop Basement & Addition
(0.43 FSR)
Remove ad hoc additions, raise
house, build new basement and
addition.

front view: basement & addition
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Develop Carriage House, New
Basement & Addition (up to 0.53 FSR)
Remove ad hoc additions, raise house,
build new basement, addition, and carriage
house.

front view: carriage house,
basement & addition

Site Constraints
Some trees on property.

Constructability and Financial Feasibility
Removing existing ad hoc additions prior to any new additions will make for a more efficient and
orderly construction. The original structure is small and simple and will be relatively easy to work
with. Potential additions could be more than three times the size of the original structure, so meeting
the full development potential of the site is a significant undertaking.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
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Develop Basement
Subject house likely has a lower level crawlspace, but extent and conditions of foundations are
unknown. House will likely need to be lifted to facilitate construction of a new basement
foundation. Lifting a house provides the opportunity to gain a full-height basement with maximum
daylight and egress. The existing structure is raised and then the existing basement or crawlspace and
foundations are deconstructed. After excavation, new foundations are constructed under the
building footprint with new structural walls built underneath.
Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable approach
to maintain and modernize the mechanics of the home while signiﬁcantly increasing density
potential. There may even be potential to create an income suite.
Lift and Move
Lifting and moving a structure provides the most ﬂexibility in terms of maximizing the available lot
usage. Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable
approach to maintain and modernize the mechanics of the home while signiﬁcantly increasing
density potential.
Lifting a house provides the opportunity to gain a full-height basement with maximum daylight and
egress. It may present the opportunity to add an income suite. The existing structure is raised and
then the existing basement or crawlspace and foundations are deconstructed. After excavation, new
foundations are constructed under the building footprint with new structural walls built underneath.
Moving the structure is not signiﬁcantly more expensive than lifting alone, and has the beneﬁt of
maximizing the available lot usage. This approach would be taken in conjunction with an addition or
to free-up site area for a detached accessory dwelling.
Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
The building lot has modest development.
2/2
2/2
1/1
1/1

Existing trees could be worked around.

7/9

The subject house currently uses 0.27 FSR. It has 0.43 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit.
It can be challenging to add floor space to a property that is three times larger than the existing
heritage resource without overwhelming that heritage resource. This simple structure, however,
seems able to accommodate a large three-storey addition without much compromise. This site has
good access to its large rear yard which can accommodate a variety of developments with minimal
impact to the street face expression.
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Architectural and Build-Out Analysis
311 Regina Street
Phase 1 Score: 7 out of 9
Phase 2 Score: 8 out of 9
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Context and Siting
Subject house is located on the north side of
Regina Street, approximately mid-block
between Third and Fourth Streets. The
house is sited on the front half of the lot
with modest side yards. Its generous
backyard backs onto Sydney Street, which
acts as a lane.

Development Potential Remaining
Current Floor Space Ratio:

0.38

Available Floor Space Ratio:

0.32 (0.12 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

20%

Available Site Coverage:

15%

Floor Area Breakdown
Basement:

95m²

Main Floor (site coverage):

97m²

Upper Floor(s):

0m²

Potential Renovations
Rear Addition:

0.32 FSR

Laneway House:

0.18 FSR
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Massing Diagrams
Existing House
According to city records, house has
192m² floor space: 97m² above
grade and 95m² below grade. An
additional 157m² is required to meet
development potential. As the attic
has a fairly low ridge, developing
living space on the upper level is not
a preferred renovation option.

front view: existing

Rear Addition (0.32 FSR)
The generous rear yard and ample
available site coverage makes
developing a two-level addition in
the rear yard highly feasible with
little impact on the street face
expression.
front view: large rear addition

Laneway House & Small Rear
Addition (up to 0.42 FSR)
The generous rear yard can
accommodate a detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m²
(0.18 FSR) as well as a rear yard
addition (0.24 FSR).
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Site Constraints
None noted.

Constructability and Financial Feasibility
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Small Addition
A small addition as a stand-alone project has the highest costs relative to density increase. Cost
predictability is fairly stable as the project is more independent and relies on new construction.
An addition would require a new foundation, which is costly, and would trigger an upgrade to the
drainage system of the entire dwelling. Upgrading perimeter drainage requires excavation of the
entire foundations. This does, however, provide opportunity to upgrade to the City’s Sewer
Separation Program as well as improve the quality of the existing foundations, damp prooﬁng, and
drainage.
As signiﬁcant work to the existing structure is required to tie in the new addition, an upgrade to the
existing dwelling may be considered at the same time. Exposing the foundations for drainage work
provides an opportunity to change structural loads, allowing for a wider variety of interior design
options.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
2/2

Front elevation not affected by rear yard
developments.

2/2

Large rear yard.

1/1
1/1

None noted.

8/9

The subject house currently uses 0.38 FSR. It has 0.32 FSR density available for use and an
additional 0.10 FSR to use for an accessory dwelling unit. The subject property has a large backyard
with lane access that is ideally suited for a large rear addition or a laneway house.
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Architectural and Build-Out Analysis
517 Second Street
Phase 1 Score: 8 out of 9
Phase 2 Score: 7 out of 9
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Context and Siting
Subject house is located on the northeast
corner of Regina Street and Second Street.
The house is sited towards the middle of the
lot with a more generous side setback facing
Regina Street. It has a small backyard.

Development Potential Remaining
Current Floor Space Ratio:

0.47

Available Floor Space Ratio:

0.23 (0.03 + 0.20 bonus density)

Current Site Coverage:

26%

Available Site Coverage:

9%

Floor Area Breakdown
Basement:

79m²

Main Floor (site coverage):

164m²

Upper Floor(s):

52m²

Potential Renovations
Expand Basement:

0.13 FSR

Move House, Build Basement & Side Addition:

0.23 FSR
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Massing Diagrams
Existing House
According to city records, house has
295m² floor space: 216m² above
grade and 79m² below grade. An
additional 147m² is required to meet
development potential. The house is
sited near its rear (east) and north
side yard required setbacks. In its
existing location there is only
potential to expand towards Second
Street or Regina Street, which is not
ideal, those being the primary heritage
elevations. Upper level expansion
would not be compatible with
preservation of heritage values.

front view: existing

As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.

Expand Basement (0.13 FSR)
Subject house has partial basement and crawl space under remaining footprint. Converting
crawlspace into basement would match basement area to main floor area, for an increase in FSR of
0.13. External massing would not be affected so no image attached.

Move House, Build Basement &
Side Addition (0.23 FSR)
Moving the house onto new
foundations nearer the south
property line would allow an
addition at the north side yard. Full
basement and two level addition
could use full development
potential.
front view: move house, build
basement & side addition
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Site Constraints
Mature tree in front yard. Low stone wall around perimeter is notable, but does not impact
development potential.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
Lift and Move
Lifting and moving a structure provides the most ﬂexibility in terms of maximizing the available lot
usage. Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable
approach to maintain and modernize the mechanics of the home while signiﬁcantly increasing
density potential.
Lifting a house provides the opportunity to gain a full-height basement with maximum daylight and
egress. It may present the opportunity to add an income suite. The existing structure is raised and
then the existing basement or crawlspace and foundations are deconstructed. After excavation, new
foundations are constructed under the building footprint with new structural walls built underneath.
Moving the structure is not signiﬁcantly more expensive than lifting alone, and has the beneﬁt of
maximizing the available lot usage. This approach would be taken in conjunction with an addition or
to free-up site area for a detached accessory dwelling.
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Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required. A small addition is a good option for a mixed approach with the development or
expansion of a basement, as foundation and excavation work would already be required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building is close to its non-bonus
development entitlement of 0.5 FSR.
1/2

It is possible, but challenging, to meet full
development potential.

2/2
0/1
1/1

House must be moved to accommodate
additions.

7/9

The subject house currently uses 0.47 FSR and has 0.23 FSR density available for use.
This house has substantial dormers on its upper level. Further development of the upper level is not
compatible with heritage values. The location of the subject house on its lot does not support the
construction of additions. Maintaining the existing location of the house on the site allows only one
method of expansion: developing the full basement.
Room for further expansion of the house can be created by relocating the subject house towards
Regina Street. If relocated, an addition on the north side of the house will enable full use of the
property’s density entitlement.
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Architectural and Build-Out Analysis
506 St. George Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 5 out of 9

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 203

Architectural and Build-Out Analysis – 506 St. George Street, New Westminster

Context and Siting
Subject house is located on the south side of
St. George Street, midway between Fourth
and Sixth Streets. The house is sited towards
the front of the lot with generous side yards.
Its generous backyard backs onto Liverpool
Street which acts as a lane.

Development Potential Remaining
Current Floor Space Ratio:

0.23

Available Floor Space Ratio:

0.47 (0.27 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

15%

Available Site Coverage:

20%

Floor Area Breakdown
Basement:

46m²

Main Floor (site coverage):

113m²

Upper Floor(s):

11m²

Potential Renovations
Expand Basement:

0.09 FSR

Side/Rear Addition:

up to 0.47 FSR

Laneway House:

0.12 FSR
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Massing Diagrams
Existing House
According to city records house has
170m² floor space, 124m² above
grade and 46m² below grade. An
additional 354m² is required to meet
development potential.
The hipped roof and rear dormer
are character defining elements that
will be challenging to preserve with
any densification effort.

front view: existing

Expand Basement (0.09 FSR)
Expand basement level under footprint of house, maximizing FSR. Potentially raise the house
nominally as required for daylight and egress. External massing would not be affected so no image
attached.
Rear Addition (0.47 FSR)
Develop three level addition in rear
yard to maximize development
potential. Some projections into side
yard may be required.

front view: rear addition

Laneway House & Small Rear
Addition (0.29 FSR)
The generous rear yard can
accommodate a detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m²
(0.12 FSR) as well as a rear yard
addition (0.17 FSR).
front view: laneway house &
small rear addition
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Move House, Build Basement,
Side & Large Rear Additions
(0.47 FSR)
Moving the house onto a new
foundation nearer the north and
west property lines would allow
additions at the rear and the east
sideyard. Full basement and threelevel additions could use full
development potential.

front view: move house, build basement,
side & rear additions

Site Constraints
Trees in rear yard.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
Lift and Move
Lifting and moving a structure provides the most ﬂexibility in terms of maximizing the available lot
usage. Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable
approach to maintain and modernize the mechanics of the home while signiﬁcantly increasing
density potential.
Lifting a house provides the opportunity to gain a full-height basement with maximum daylight and
egress. It may present the opportunity to add an income suite. The existing structure is raised and

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 206

Architectural and Build-Out Analysis – 506 St. George Street, New Westminster

then the existing basement or crawlspace and foundations are deconstructed. After excavation, new
foundations are constructed under the building footprint with new structural walls built underneath.
Moving the structure is not signiﬁcantly more expensive than lifting alone, and has the beneﬁt of
maximizing the available lot usage. This approach would be taken in conjunction with an addition or
to free-up site area for a detached accessory dwelling.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
The building lot has modest development.
1/2
2/2

hipped roof and dormer at rear of house will
be hard to preserve with any densification
effort.

1/1
0/1

Large trees in rear yard.

5/9

The subject house currently uses 0.23 FSR. It has 0.47 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is one-and-a-half storeys with a partial basement. Any
additions visible from the front should be physically and visually compatible with, subordinate to,
and distinguishable from the heritage structure in keeping with ‘Standards and Guidelines for the
Conservation of Historic Places in Canada’.
It can be challenging to add floor space to a property that is twice as large as the existing heritage
resource without overwhelming the heritage resource. This lot may be well suited for a Heritage
Restoration Agreement (HRA). An HRA would allow more flexible infill options than allowed in the
standard RS-4 zoning to take advantage of the ample available site coverage and FSR. This large site
has two street faces – St. George Street and Liverpool Street – and the potential to accommodate a
variety of developments with minimal impact to the principle street face expression. The resultant
infill dwellings may be more in keeping with the existing neighbourhood character than the options
presented here.
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Architectural and Build-Out Analysis
115 Third Avenue
Phase 1 Score: 7 out of 9
Phase 2 Score: 5 out of 9
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Context and Siting
Subject house is located on the north side of
Third Avenue, four lots west of First Street.
The house is sited towards the back of the
lot, in line with its immediate neighbours. It
has a generous side yard on its east side. Its
small backyard backs onto Emory Street
which acts mostly as a lane, although there
is one house addressed on Emory Street
directly across from this site.

Development Potential Remaining
Current Floor Space Ratio:

0.24

Available Floor Space Ratio:

0.46 (0.26 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

12%

Available Site Coverage:

23%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

83m²

Upper Floor(s):

80m²
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Potential Renovations
Develop Basement:

0.12 FSR

Side Addition:

0.08 FSR

Rear Addition:

varies

Laneway House:

0.13 FSR

Massing Diagrams
Existing House
According to city records, house has
163m² floor space, all above grade.
An additional 304m² is required to
meet development potential.
The house is sited near its rear
(north) and west side property lines.
The square bay on the east side is a
character defining element that
would be compromised by
expansion to the east.

front view: existing

In its existing location there is only potential to develop a basement. Rear yard is too small for
accessory dwelling.
Develop Basement (0.12 FSR)
Subject house has no basement. Developing a basement under footprint of main floor would be an
increase in floor area of 0.12 FSR. External massing would not be affected so no image attached.
Move House, Build Basement,
Side & Large Rear Additions
(0.46 FSR)
Moving the house onto new
foundations nearer the south and
east property lines would allow
additions at the rear and west side
yard. Full basement and three level
additions could use full
development potential.
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Move House, Build Basement,
Side & Rear Additions &
Laneway House (up to 0.56 FSR)
Moving the house onto new
foundations nearer the south and
east property lines would allow
additions at the rear and west side
yard. There is enough site depth to
also develop a detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m²
(0.13 FSR).

front view: move house, build basement,
side & rear additions & laneway house

Site Constraints
Sloped front yard.

Constructability and Financial Feasibility
Develop Basement
Subject house likely has a lower level crawlspace, but extent and conditions of foundations are
unknown. House will likely need to be lifted to facilitate construction of a new basement
foundation. Lifting a house provides the opportunity to gain a full-height basement with maximum
daylight and egress. The existing structure is raised and then the existing basement or crawlspace and
foundations are deconstructed. After excavation, new foundations are constructed under the
building footprint with new structural walls built underneath.
Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable approach
to maintain and modernize the mechanics of the home while signiﬁcantly increasing density
potential. There may even be potential to create an income suite.
Lift and Move
Lifting and moving a structure provides the most ﬂexibility in terms of maximizing the available lot
usage. Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable
approach to maintain and modernize the mechanics of the home while signiﬁcantly increasing
density potential.
Lifting a house provides the opportunity to gain a full-height basement with maximum daylight and
egress. It may present the opportunity to add an income suite. The existing structure is raised and
then the existing basement or crawlspace and foundations are deconstructed. After excavation, new
foundations are constructed under the building footprint with new structural walls built underneath.
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Moving the structure is not signiﬁcantly more expensive than lifting alone, and has the beneﬁt of
maximizing the available lot usage. This approach would be taken in conjunction with an addition or
to free-up site area for a detached accessory dwelling.
Develop Addition(s)
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
The building lot has modest development.
1/2
2/2
0/1
1/1

Meeting full development potential requires
relocating house on site and very large
additions.
House must be moved to accommodate
additions.

5/9

The subject house currently uses 0.24 FSR. It has 0.46 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is two storeys with no basement. The existing house
must be moved on site to enable the development of any additions. Any additions visible from the
front should be physically and visually compatible with, subordinate to, and distinguishable from the
heritage structure in keeping with ‘Standards and Guidelines for the Conservation of Historic Places
in Canada’.
It can be challenging to add floor space to a property that is twice as large as the existing heritage
resource without overwhelming the heritage resource. This lot may be well suited for a Heritage
Restoration Agreement (HRA). An HRA would allow more flexible infill options (than allowed in
the standard RS-4 zoning) to take advantage of the ample available site coverage and FSR. This large
site has two street faces (Third Avenue and Emory Street) and the potential to accommodate a
variety of developments with minimal change to the street face expression. The resultant infill
dwellings may be more in keeping with the existing neighbourhood character than the options
presented here.
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Architectural and Build-Out Analysis
117 Third Avenue
Phase 1 Score: 7 out of 9
Phase 2 Score: 7 out of 9
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Context and Siting
Subject house is located on the north side of
Third Avenue, three lots east of Second
Street. The house is sited near the middle of
the lot, in line with its neighbour to the east.
Neighbour to the west is sited towards the
front of its lot. Subject property has a
generous east side yard. Its small backyard
backs onto Emory Street which acts as a
lane, although there is one house addressed
on Emory Street directly across from this
site.

Development Potential Remaining
Current Floor Space Ratio:

0.26

Available Floor Space Ratio:

0.44 (0.24 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

15%

Available Site Coverage:

20%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

129m²

Upper Floor(s):

99m²

Potential Renovations
Develop Basement:

0.15 FSR

Rear Addition:

0. FSR

Carriage House:

0.10 FSR
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Massing Diagrams
Existing House
According to city records, house has 228m² floor space, all above grade. An additional 394m² is
required to meet development potential.

front view: existing

Large Rear Addition (0.44 FSR)
Developing a three level rear addition and a full basement (including under the porch) enables full
use of the site’s zoning potential without relocating the house. Providing egress and daylight to
basement spaces will be challenging as there does not appears to be little opportunity to raise the
house above its current height. Light wells or regrading likely required.

front view: large rear addition
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Move House (up to 0.54 FSR)
Moving subject house closer to the front setback will take advantage of the site slope to get daylight
into new basement. Forward location will align subject house with neighbours to the east. This
move allows more flexibility in rear additions and provides space to develop a laneway house.

front view: rear addition & laneway house

Site Constraints
Large tree in northwest corner of rear yard. Slope towards front yard.

Constructability and Financial Feasibility
Develop Basement
Subject house likely has a lower level crawlspace, but extent and conditions of foundations are
unknown. House will likely need to be lifted to facilitate construction of a new basement
foundation. Lifting a house provides the opportunity to gain a full-height basement with maximum
daylight and egress. The existing structure is raised and then the existing basement or crawlspace and
foundations are deconstructed. After excavation, new foundations are constructed under the
building footprint with new structural walls built underneath.
Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable approach
to maintain and modernize the mechanics of the home while signiﬁcantly increasing density
potential. There may even be potential to create an income suite.
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Lift and Move
Lifting and moving a structure provides the most ﬂexibility in terms of maximizing the available lot
usage. Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable
approach to maintain and modernize the mechanics of the home while signiﬁcantly increasing
density potential.
Lifting a house provides the opportunity to gain a full-height basement with maximum daylight and
egress. It may present the opportunity to add an income suite. The existing structure is raised and
then the existing basement or crawlspace and foundations are deconstructed. After excavation, new
foundations are constructed under the building footprint with new structural walls built underneath.
Moving the structure is not signiﬁcantly more expensive than lifting alone, and has the beneﬁt of
maximizing the available lot usage. This approach would be taken in conjunction with an addition or
to free-up site area for a detached accessory dwelling.
Develop Addition(s)
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
1/3
The building lot has modest development.
2/2

All additions can be made in rear or at
basement level.

2/2

Very large lot.

1/1

Current position limits, but does not prevent,
additional development.

1/1
7/9

The subject house currently uses 0.26 FSR. It has 0.44 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is two storeys with no basement. It is possible to meet
the development potential of the site without moving the subject house, but this could result in
significant compromises to the quality of the rear yard and lower level living spaces. Moving the
house forward on the site, in line with its western neighbours, opens up more opportunities for rear
yard additions and accessory dwelling units.
This large lot may be well suited for a Heritage Restoration Agreement (HRA). An HRA would
allow more flexible infill options (than allowed in the standard RS-4 zoning) to take advantage of the
ample available site coverage and FSR. This large site has two street faces (Third Avenue and
Emory Street) and the potential to accommodate a variety of developments with minimal change to
the street face expression. The resultant infill dwellings may be more in keeping with the existing
neighbourhood character than the options presented here.
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Architectural and Build-Out Analysis
417 Third Avenue
Phase 1 Score: 8 out of 9
Phase 2 Score: 6 out of 9
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Context and Siting
Subject house is located on the northwest
corner of Third Avenue and Fifth Street.
The house is sited around the middle lot
with generous side yards and no backyard.

Development Potential Remaining
Current Floor Space Ratio:

0.35

Available Floor Space Ratio:

0.35 (0.15 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

21%

Available Site Coverage:

14%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

194m²

Upper Floor(s):

131m²
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Potential Renovations
Develop Existing Footprint Basement:

0.21 FSR

Side Addition:

varies

Carriage House:

0.10 FSR

Massing Diagrams
Existing House
According to city records, house has
325m² floor space, all above grade.
An additional 325m² is required to
meet development potential.
front west view: existing

Subject house sits in the middle of
its corner lot; its west, south and east
facades highly visible from the street.
Existing additions on the east
elevation somewhat compromise its
historic integrity.

front east view: existing

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 223

Architectural and Build-Out Analysis – 417 Third Avenue, New Westminster

Large Side Addition (0.28 FSR)
Developing a large two-level
addition on the east side, after
removing existing smaller additions,
allows for a significant increase in
floor area without requiring
rebuilding existing foundations.
front west view: large side addition

front east view: large side addition

Develop Basement & Side
Addition (0.35 FSR)
Add living space to basement level,
potentially raising house nominally
as required for daylight and egress.
Develop two level addition on east
side to meet full development
potential of property.

front west view: basement & side addition

front east view: basement & side addition
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Move House, Develop Basement,
Side Addition & Laneway House
(up to 0.45 FSR)
Although this property is large and
has two street faces, the size and
location of the existing house does
not support the development of an
accessory dwelling unit (laneway
house). Moving the house onto new
foundations nearer the street
intersection would allow a laneway
house at the northeast property
corner. Adding a full basement and
two level addition to the existing
house could enable full use of
development potential.

front west view: move house, develop basement,
side addition & laneway house

front east view: move house, develop basement,
side addition & laneway house

Site Constraints
Large trees along Third Avenue.

Constructability and Financial Feasibility
Develop Basement
Subject house likely has a lower level crawlspace, but extent and conditions of foundations are
unknown. House will likely need to be lifted to facilitate construction of a new basement
foundation. Lifting a house provides the opportunity to gain a full-height basement with maximum
daylight and egress. The existing structure is raised and then the existing basement or crawlspace and
foundations are deconstructed. After excavation, new foundations are constructed under the
building footprint with new structural walls built underneath.
Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable approach
to maintain and modernize the mechanics of the home while signiﬁcantly increasing density
potential. There may even be potential to create an income suite.
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Lift and Move
Lifting and moving a structure provides the most ﬂexibility in terms of maximizing the available lot
usage. Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable
approach to maintain and modernize the mechanics of the home while signiﬁcantly increasing
density potential.
Lifting a house provides the opportunity to gain a full-height basement with maximum daylight and
egress. It may present the opportunity to add an income suite. The existing structure is raised and
then the existing basement or crawlspace and foundations are deconstructed. After excavation, new
foundations are constructed under the building footprint with new structural walls built underneath.
Moving the structure is not signiﬁcantly more expensive than lifting alone, and has the beneﬁt of
maximizing the available lot usage. This approach would be taken in conjunction with an addition or
to free-up site area for a detached accessory dwelling.
Develop Addition(s)
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
1/2
1/2
1/1
1/1

Achieving full density will result in some
compromise to heritage merit due to high
visibility of three elevations.
Additional development potential on east
side yard only.
Yes, with limitations.
Large street trees likely compromised if
house moved, but not by east additions.

6/9

The subject house currently uses 0.35 FSR. It has 0.35 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. Developing the basement and side addition will, together,
enable the full utilization of the bonus zoning entitlements.
The subject’s prominent corner location presents challenges to designing sympathetic additions.
Preserving its streetscape defined by large front setbacks further limits the potential to increase
development on this site. As the side elevations are highly visible from the street, side yard additions
should be handled carefully to avoid diminishing heritage value. Any additions visible from the front
should be physically and visually compatible with, subordinate to, and distinguishable from the
heritage structure in keeping with ‘Standards and Guidelines for the Conservation of Historic Places
in Canada’.
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Architectural and Build-Out Analysis
228 Third Street
Phase 1 Score: 7 out of 9
Phase 2 Score: 9 out of 9
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Context and Siting
Subject house is located on the southwest
corner of Third Street and Warren Avenue.
The house is sited on the front half of the
lot, hugging the property line on its south
side. It has a generous backyard.

Development Potential Remaining
Current Floor Space Ratio:

0.49

Available Floor Space Ratio:

0.21 (0.01 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

25%

Available Site Coverage:

10%

Floor Area Breakdown
Basement:

146m²

Main Floor (site coverage):

147m²

Upper Floor(s):

0m²

Potential Renovations
Develop Attic:

0.19 FSR

Rear Addition:

0.21 FSR

Carriage House:

0.15 FSR
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Massing Diagrams
Existing House
According to city records, house has
293m² floor space: 147m² above
grade and 146m² below grade. An
additional 125m² is required to meet
development potential.
front view: existing

Develop Attic (0.19 FSR)
Subject house has high attic space
with no developed area. The attic
can be expanded towards the rear
yard, with large dormers facing each
side.

front view: develop attic

Rear Addition (0.21 FSR)
As subject property has only 10%
available site coverage, addition
must be two levels to meet
development potential. Easy to
accommodate on this site.
front view: rear addition
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Laneway House (0.15 FSR)
Develop detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m²
(0.15 FSR).

front view: laneway house

Site Constraints
None noted.

Constructability and Financial Feasibility
Develop Attic
Attic development is a fairly straightforward and predictable project with potentially signiﬁcant
gains. If a stair exists, the project can have limited impact on the lower level. If a stair must be
added, the project can have a more signiﬁcant impact on the entire dwelling. As structural
requirements have become more rigourous, developing the attic probably requires upgrades to the
existing structure, including the attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
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Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building is close to its non-bonus
development entitlement of 0.5 FSR.
2/2

Flexible options to meet full density
entitlement.

2/2
1/1
1/1

House location leaves large rear yard for
development.

9/9

The subject house currently uses 0.41 FSR. It has 0.29 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit.
The subject property has a large backyard with lane access that is ideally suited for a two level rear
addition or laneway house. The subject house also has a high attic that could be expanded towards
the rear yard for increased living space. There are many opportunities to meet the development
potential of this site while retaining the heritage resource.
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Architectural and Build-Out Analysis
231 Third Street
Phase 1 Score: 8 out of 9
Phase 2 Score: 6 out of 9
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Context and Siting
Subject house is located on the northeast
corner of Third Street and Townsend Place.
The house is sited near the middle of the lot
with generous side yards. Its small backyard
is occupied by a driveway with its entrance
off Townsend Place.

Development Potential Remaining
Current Floor Space Ratio:

0.43

Available Floor Space Ratio:

0.27 (0.07 + 0.20 bonus density)

Current Site Coverage:

23%

Available Site Coverage:

12%

Floor Area Breakdown
Basement:

51m²

Main Floor (site coverage):

140m²

Upper Floor(s):

123m²

Potential Renovations
Expand Basement:

0.15 FSR

Rear Upper Level Addition:

0.09 FSR

Side Addition:

0.27 FSR
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Massing Diagrams
Existing House
According to city records, house has
263m² floor space: 212m² above
grade and 51m² below grade. An
additional 161m² is required to meet
development potential. The
generous yard on the north side is
the most appropriate location for
any additions, but would likely mean
losing the character defining bay
window on that side, visible from
Third Street.

front south view: existing

As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.

front north view: existing

Expand Basement (0.15 FSR)
Subject house has partial basement and crawl space under remaining footprint. Converting
crawlspace into basement would match basement area to main floor area, for an increase in FSR of
0.15. External massing would not be affected so no image attached.
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Side Addition (0.27 FSR)
Building a two or three-level
addition in the side yard enables full
use of the site’s development
entitlement. Additions visible from
the street should be physically and
visually compatible with,
subordinate to, and distinguishable
from the heritage structure in
keeping with ‘Standards and
Guidelines for the Conservation of
Historic Places in Canada’.

front south view: side addition

front north view: side addition

Expand Basement & Rear Upper
Level Addition (0.24 FSR)
Extend basement under full
footprint of subject house,
potentially raising house nominally
as required for daylight and egress.
Adding upper level above existing
rear addition almost meets full
development potential of property.

front south view: expand basement
& rear upper level addition

front north view: expand basement
& rear upper level addition
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Site Constraints
None noted.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
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with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
1/2
1/2

Meeting full density causes some comprise to
heritage merit as additions would be visible
from street.
Limited potential for additional development.

1/1

Limited potential for additional development

1/1

None affected.

6/9

The subject house currently uses 0.43 FSR and has 0.27 FSR available for use. Some density can be
added by developing the full basement. Use of complete density entitlement requires construction of
additions.
All subject’s elevations are visible from the street, additions should be handled carefully to avoid
diminishing heritage value. Any additions visible from the street should be physically and visually
compatible with, subordinate to, and distinguishable from the heritage structure in keeping with
‘Standards and Guidelines for the Conservation of Historic Places in Canada’.
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Architectural and Build-Out Analysis
403 Third Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 8 out of 9
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Context and Siting
Subject house is located on the southwest
corner of Third Street and Oakland Street.
The house is sited towards the north and
east sides of the property and has very little
yard.

Development Potential Remaining
Current Floor Space Ratio:

0.59

Available Floor Space Ratio:

0.11 bonus density

Current Site Coverage:

31%

Available Site Coverage:

4%

Floor Area Breakdown
Basement:

66m²

Main Floor (site coverage):

124m²

Upper Floor(s):

50m²

Potential Renovations
Expand Basement:

0.11 FSR

Expand Upper Level:

0. FSR

Rear Addition:

0. FSR
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Massing Diagrams
Existing House
According to city records, house has
240m² floor space: 174m² above
grade and 66m² below grade. An
additional 43m² is required to meet
development potential. Due to site
proportions and setback
requirements there is little room onsite for additions. As only 4% site
coverage is available, additions must
be three levels to use full available
density (0.11 FSR).

front view: existing

As the rear yard setback is less than
10.5m developing an accessory
dwelling unit is not feasible.

Expand Basement (0.11 FSR)
Expand basement level under footprint of house, maximizing FSR. Potentially raise the house
nominally as required for daylight and egress. External massing would not be affected so no image
attached.
Expand Upper Level (0.02 FSR)
Subject house has a complex roof
configuration with two dormers and
several skylights serving the upper
level space. There is some limited
potential to add additional upper
level space with the addition of new
dormers, which may have a modest
impact on the secondary elevation
facing Oakland Street.
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Rear Addition (0.11 FSR)
There is limited area at the southeast
corner of the site where a three level
addition could be built.

front view: rear addition

Site Constraints
None noted.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
Expand Upper Level
Generally speaking adding dormers is simple, but would only result in minor additional floor space
on this property. Due to existent stair, project may have limited impact on the lower level. As
structural requirements have become more rigourous, developing the attic probably requires
upgrades to the existing structure, including the attic floor and rafters.
Site conditions and existing design can make this an ideal approach for certain houses. The
limitations lie in the pitch of the roof and opportunity to make signiﬁcant livable space within the
attic. Where the right conditions are present, the opportunity to add extra bedrooms and living space
is signiﬁcant at a reasonable cost. When the roof lines and pitches make increasing space difﬁcult,
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the option to raise the roof exists, but with increased cost and challenge to maintain the heritage
aspects of the structure.
Develop Addition
Note: Some complexity should be anticipated with tying into the existing roof structure.
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
2/2

Expanding the basement allows full density
without compromising heritage merit.

1/2

Small square lot limits potential to develop
within required setbacks.
Limited potential for additional development
not due to house location.

1/1
1/1
8/9

Subject house exceeds the 0.5 FSR of previous RS-1 zoning and is capable of using the bonus
density by expanding its basement or building a three level addition.
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Architectural and Build-Out Analysis
416 Third Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 8 out of 9
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Context and Siting
Subject house is located on the west side of
Third Street, three houses north of Fourth
Avenue. The house is sited towards the
front of the lot with a driveway up its
northern side yard. It has no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.44

Available Floor Space Ratio:

0.26 (0.06 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

27%

Available Site Coverage:

8%

Floor Area Breakdown
Basement:

0m²

Main Floor (site coverage):

87m²

Upper Floor(s):

53m²

Potential Renovations
Expand Upper Level

0.11 FSR

Develop Basement:

0.26 FSR

Carriage House:

0.28 FSR
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Massing Diagrams
Existing House
According to city records, house has
140m² floor space, all above grade.
An additional 84m² is required to
meet development potential.

front view: existing

Expand Upper Level (0.11 FSR)
Extend upper level over full main
floor to meet complete density
entitlement.

front view: expand upper level

Develop Basement (0.26 FSR)
Add living space to basement level,
potentially raising the house
nominally as required for daylight
and egress.

front view: develop basement
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Carriage House (0.28 FSR)
Develop detached accessory
dwelling unit (carriage house) to
maximum allowable size of 89m²
(0.28 FSR). Subject house has a large
north setback with driveway access.
An additional parking space would
be required.
front view: carriage house

Site Constraints
None noted.

Constructability and Financial Feasibility
Develop Basement
Subject house likely has a lower level crawlspace, but extent and conditions of foundations are
unknown. House will likely need to be lifted to facilitate construction of a new basement
foundation. Lifting a house provides the opportunity to gain a full-height basement with maximum
daylight and egress. The existing structure is raised and then the existing basement or crawlspace and
foundations are deconstructed. After excavation, new foundations are constructed under the
building footprint with new structural walls built underneath.
Although the overall cost is high, the relative gain is signiﬁcant, making this a reasonable approach
to maintain and modernize the mechanics of the home while signiﬁcantly increasing density
potential. There may even be potential to create an income suite.
Expand Upper Level
This is a fairly straightforward and predictable project with potentially signiﬁcant gains. The upper
level is already partially developed, indicating that a stair exists. Due to existent stair, project may
have limited impact on the lower level. As structural requirements have become more rigourous,
structural upgrades may be required.
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Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
2/2
2/2
1/1
1/1
8/9

The subject house currently uses 0.44 FSR. It has 0.26 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is two storeys with no basement.
There are many options for meeting the development potential of this site while maintaining the
heritage resource including: expanding its basement, expanding its upper floor living space, or
building a carriage house.
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Architectural and Build-Out Analysis
418 Third Street
Phase 1 Score: 6 out of 9
Phase 2 Score: 9 out of 9
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Context and Siting
Subject house is located on the west side of
Third Street, four houses north of Fourth
Avenue. The house is sited towards the
front of the lot with a driveway up its
southern side yard. It has no lane access.

Development Potential Remaining
Current Floor Space Ratio:

0.58

Available Floor Space Ratio:

0.12 bonus density
0.10 detached accessory dwelling unit

Current Site Coverage:

27%

Available Site Coverage:

8%

Floor Area Breakdown
Basement:

50m²

Main Floor (site coverage):

86m²

Upper Floor(s):

49m²

Potential Renovations
Expand Basement:

0.10 FSR

Expand Upper Level:

0.11 FSR

Carriage House:

0.22 FSR
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Massing Diagrams
Existing House
According to city records, house has
185m² floor space: 135m² above
grade and 50m² below grade. An
additional 39m² is required to meet
development potential.

front view: existing

Expand Basement (0.10 FSR)
Extend basement under full footprint of subject house. Windows along full north elevation of lower
level indicate at minimum a crawlspace exists under the existing rear extension. As intervention
would not affect building massing, no image provided.
Expand Upper Level (0.11 FSR)
Extend upper level over full main
floor to meet complete density
entitlement.

front view: expand
upper level

Carriage House (0.22 FSR)
Develop detached accessory
dwelling unit (carriage house) to
maximum density entitlement of
70m² (0.22 FSR). Subject house has
a large south setback with driveway
access. An additional parking space
would be required.
front view: carriage house
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Site Constraints
None noted.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
Expand Upper Level
This is a fairly straightforward and predictable project with potentially signiﬁcant gains. The upper
level is already partially developed, indicating that a stair exists. Due to existent stair, project may
have limited impact on the lower level. As structural requirements have become more rigourous,
structural upgrades may be required.
Develop Carriage House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building exceeds its non-bonus
development entitlement of 0.5 FSR.
2/2
2/2
1/1
1/1
9/9

Subject house exceeds the 0.5 FSR of previous RS-1 zoning. It has 0.12 FSR bonus density available
for use and an additional 0.10 FSR to use for an accessory dwelling unit.
There are a variety of means to use this additional density: expanding the basement, expanding the
upper floor living space, or building a carriage house.

Lodge Craft – email: hello@lodgecraft.ca – tel: 778.883.2024

page 254

Architectural and Build-Out Analysis – 241 Townsend Place, New Westminster

Architectural and Build-Out Analysis
241 Townsend Place
Phase 1 Score: 7 out of 9
Phase 2 Score: 8 out of 9
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Context and Siting
Subject house is located along the north arm
of Townsend Place, facing Townsend Place
on its east and south property lines. The
house is sited towards the southeast corner
of the lot. It has a driveway along its north
side yard and a small backyard to the west.

Development Potential Remaining
Current Floor Space Ratio:

0.48

Available Floor Space Ratio:

0.22 (0.02 + 0.20 bonus density)

Current Site Coverage:

25%

Available Site Coverage:

10%

Floor Area Breakdown
Basement:

24m²

Main Floor (site coverage):

150m²

Upper Floor(s):

114m²
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Potential Renovations
Expand Basement:

0.21 FSR

North Addition:

0.22 FSR

West Addition:

0.22 FSR

Massing Diagrams
Existing House
According to city records, house has 289m² floor space: 264m² above grade and 24m² below grade.
An additional 135m² is required to meet development potential. Subject property has room for
additions on its north and east yards.
As the rear yard setback is less than 10.5m developing an accessory dwelling unit is not feasible.

front view: existing

Expand Basement (0.21 FSR)
Expand basement level under footprint of house, nearly maximizing FSR. Potentially raise the house
nominally as required for daylight and egress. External massing would not be affected so no image
attached.
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North Addition (0.22 FSR)
Develop two or three level addition on north side of subject house to meet full development
potential.

front view: north addition

West Addition (0.22 FSR)
Remove existing west addition and develop new two level addition on west side of subject house to
meet full development potential. Additions visible from the side lane should be physically and
visually compatible with, subordinate to, and distinguishable from the heritage structure in keeping
with ‘Standards and Guidelines for the Conservation of Historic Places in Canada’.

front view: west addition
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Site Constraints
Tree in northwest corner of yard.

Constructability and Financial Feasibility
Expand Basement
House has partial basement with crawlspace under remaining structure. Maximizing basement use is
a good way to increase site density. There may even be potential to create an income suite.
Expansion is achievable by benching the foundation, the more costly underpinning, or complete
replacement. Benching is the most economical option, but erodes a portion of the available space.
Given the age and typical condition of subject houses, signiﬁcant foundation work could be required
to expand basement footprints. Many basements present challenges in terms of height; basement
expansion could require lowering the existing basement ﬂoor. Age and condition of the structure,
condition of drainage and waterprooﬁng, and upgrades to mechanical systems may indicate existing
foundations need to be replaced to realize the cost-benefit.
The investment of a basement expansion is signiﬁcant in terms of dollars per m2 gained. As this
project is less predictable, detailed analysis is required to determine if project costs are reasonable.
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
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Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
3/3
The building is close to its non-bonus
development entitlement of 0.5 FSR.
2/2
2/2

Developing the full basement would meet
contemporary density with no compromise
to heritage merit.

1/1
0/1

Tree in northwest corner of property likely
compromised.

8/9

The subject house currently uses 0.48 FSR and has 0.22 FSR available for use. It is two storeys with
a partial basement.
Developing the full basement of the subject house would achieve almost full density entitlement
without any significant changes to the building exterior. The large yards to the north and east
present many additional opportunities to add to the house without diminishing its heritage value.
Any additions visible from the front should be physically and visually compatible with, subordinate
to, and distinguishable from the heritage structure in keeping with ‘Standards and Guidelines for the
Conservation of Historic Places in Canada’.
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Architectural and Build-Out Analysis
309 Warren Avenue
Phase 1 Score: 6 out of 9
Phase 2 Score: 7 out of 9
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Context and Siting
Subject house is located on the northeast
corner of Warren Avenue and Pearson
Street. The house is sited towards the front
of the lot. It has a driveway up the eastern
side yard. Its generous backyard has access
from Pearson Street.

Development Potential Remaining
Current Floor Space Ratio:

0.44

Available Floor Space Ratio:

0.26 (0.06 + 0.20 bonus density)
0.10 detached accessory dwelling unit

Current Site Coverage:

18%

Available Site Coverage:

17%

Floor Area Breakdown
Basement:

80m²

Main Floor (site coverage):

80m²

Upper Floor(s):

39m²
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Potential Renovations
Rear Addition:

0.26 FSR

Laneway House:

0.19 FSR

Massing Diagrams
Existing House
According to city records, house has
199m² floor space: 119m² above
grade and 80m² below grade.. An
additional 120m² is required to meet
development potential. This is a
one-and-a-half storey house with a
full basement. The upper floor is
already developed with character
defining dormers. There is no
potential to expand by adding more
dormers or converting crawlspace to
living space.

front view: existing

Rear Addition (0.26 FSR)
Subject property has ample available
site coverage allowance to develop
two-level rear addition using full
available density.
front view: rear addition
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Laneway House (0.19 FSR)
Develop detached accessory
dwelling unit (laneway house) to
maximum allowable size of 89m²
(0.19 FSR). Site planning must
incorporate two on-site parking
spots.
front view: laneway house

Site Constraints
Large tree in rear yard.

Constructability and Financial Feasibility
Develop Addition
Signiﬁcant additions, although higher in overall cost, have a better overall return as they are more
predictable and provide the largest density increase for investment. A new structure is built and tied
into the existing structure. During this type of project, livability within the house is reasonable, as
most work can be completed independently of the existing home. The existing mechanics, electrical,
plumbing, and drainage have to be integrated and upgraded to support the new system. The overall
result is a signiﬁcant increase in density, modernization, and retention of heritage characteristics.
Additions generally cost less per m2 than projects such as basement expansions, however they can be
more costly than standard home construction due to the incorporation of heritage characteristics:
exterior details such as wood siding, sofﬁts, and window details such as muntin bars.
Develop Laneway House
Accessory dwelling units (laneway or carriage houses) present an appealing option for property
owners wanting to develop a new home for family members or seeking higher rental revenue than
basement dwelling units.
Costs for these projects are signiﬁcantly higher per m2 than conventional new construction.
Servicing to the new structure can be a challenge around existing dwelling and property constraints.
Excavation, materials storage, and delivery costs are often higher than conventional building as
access to smaller work spaces can require specialized equipment.
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Mixed Approach
A mixed approach presents opportunities to maximize project value and may allow more
sympathetic strategies to increase density. An addition is a good option for a mixed approach with
the development or expansion of a basement, as foundation and excavation work would already be
required.
In another example, a lift and move may be required to add a basement or develop an addition.
Because the investment can be high for a small project such as an addition, maximizing the value of
the project could mean increasing project scope by developing an attic (for example) in conjunction
with a small addition. Incorporating an addition would require roof work, so the additional work of
developing the attic spreads a portion of the costs over a larger project, maximizing the value of the
investment per density gained.

Conclusion
Development Potential
The building is close to its maximum
development entitlement under the
Zoning Bylaw.
The building could be adapted for
contemporary uses and density without
compromising the heritage merit.
The lot size, shape, and slope allows for
additional development.
The position/location of the house on
the lot allows for additional development.
Mature or historic landscaping would be
retained if additional development was
added.
Total Score for Development Potential

Score Comments
2/3
The building approaches its non-bonus
development entitlement of 0.5 FSR.
2/2
2/2

Large rear yard available.

1/1
0/1

Large tree in rear yard likely affected by
development.

7/9

The subject house currently uses 0.44 FSR. It has 0.26 FSR available for use and an additional 0.10
FSR to use for an accessory dwelling unit. It is one-and-a-half storeys with a full basement.
Due to the generous rear yard, it is possible to meet the development potential of this site while
maintaining the heritage resource by building a rear-yard addition and/or laneway house.
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