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REPORT
Development Services
To:

Mayor Coté and Members of Council

Date:

5/1/2017

From:

Jackie Teed
Acting Director of Development
Services

File:

13.2605.40

Item #:

182/2017

Subject:

Queen's Park Heritage Conservation Area: Full Draft Conservation
Area and Administrative Policy

RECOMMENDATION
THAT Council endorse the proposed provisions of the Queen’s Park Heritage
Conservation Area.
THAT Council endorse the draft Queen’s Park Heritage Conservation Area Design
Guidelines for inclusion in the Heritage Conservation Area policy.
THAT Council endorse the proposed provisions of the Queen’s Park Heritage
Conservation Area Administration Policy.
THAT Council direct staff to proceed with the next steps towards establishing a
Heritage Conservation Area in the Queen’s Park neighbourhood, as based on the
policy provisions and next steps outlined in this report.

EXECUTIVE SUMMARY
The consultation phase of the Queen’s Park Heritage Conservation Area process is complete
and staff is prepared to proceed with next steps. Outlined in this report are the proposed
provisions of the Heritage Conservation Area policy (listed starting on page 3 of this report),
the draft mandatory design guidelines (starting on page 6 of this report and in full on table)
and the proposed provisions of an administration policy (listed starting on page 7 of this
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report). Overall, the Queen’s Park Conservation Area Policy would provide protection for
houses built in 1940 or earlier, and would provide mandatory design guidelines for new
construction.
PURPOSE
The purpose of this report is to request Council endorsement for: a) the policy provisions for
the proposed Queen’s Park Heritage Conservation Area; b) the draft design guidelines; and
c) the provisions of the administration policy, as the basis for drafting the necessary bylaws
for Council consideration of First and Second Reading.
POLICY AND REGULATIONS
Heritage Conservation Areas
Enabled through Section 614 of the Local Government Act, a Heritage Conse rvation Area is
a distinct neighbourhood, characterized by its historic value, which is identified in a City’s
Official Community Plan (OCP) for heritage conservation purposes. The Heritage
Conservation Area is an area management tool, which would include both heritage
protection for existing buildings and design control for new construction. The goal of a
Heritage Conservation Area is to ensure change is respectful of existing heritage character.
A Heritage Conservation Area provides a layer of regulation in addition to that of the OCP
and the Zoning Bylaw, which continue to apply to the properties along with other city-wide
policies and bylaws. The Heritage Conservation Area would not remove development
entitlements associated with zoning. All properties, protected or not, would continue to be
able to build to the density and other requirements listed in the property’s zoning, though the
manner in which properties were altered would be subject to the City’s approval. Design
control over entirely new construction could apply for any property in the area, if the level of
heritage protection assigned to that property allowed the owner to replace an existing
building.
The inclusion of a property within a Heritage Conservation Area does not require the
permission of the property owner. The usual notification requirements apply to the Public
Hearing that is required for the Bylaw that establishes the Heritage Conservation Area. Upon
the implementation of a Heritage Conservation Area, there is no requirement for
compensation to a property owner by the City.
BACKGROUND
Previous Council Direction
On April 10, 2017, staff reported back to Council on the results of community consultation
on the proposed Heritage Conservation Area for the Queen’s Park neighbourhood. Council
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received a large number of delegations related to the proposal and directed staff to provide
additional information and analysis.
On April 24, 2017, Council hosted a workshop to discuss the potential impacts of a Heritage
Conservation Area on property values, potential future incentives houses protected in a
Heritage Conservation Area, the general process for seeking a demolition permit in the
Heritage Conservation Area, and options for structuring the Heritage Conservation Area
policy.
On April 24, 2017, Council endorsed a policy draft which would protect houses built in 1940
and earlier, including demolition review and renovation design review. The policy would
also require all new construction on any property in the neighbourhood to comply with
mandatory design guidelines. Properties with buildings built after 1940 would not be
protected under the proposed Heritage Conservation Area.
PROPOSED POLICY PROVISIONS
There are three policy areas for which staff is seeking Council endorsement in order to
proceed with drafting the bylaws necessary for the Queen’s Park Heritage Conservation
Area, as follows and detailed below:
A. Proposed Conservation Area Policy Provisions
B. Draft Queen’s Park Heritage Conservation Area Design Guidelines
C. Proposed Administration Policy Provisions
A. Proposed Conservation Area Policy Provisions
There are approximately 700 residential properties (zoned RS-1, RS-2, RS-5, or RS-6) which
would form part of the Heritage Conservation Area. Approximately 500 of those properties
would be protected, and require Heritage Alteration Permits for changes to the existing
building (including demolition). The provisions of the policy which would be used to create
the required bylaws would be as follows:
 The Heritage Conservation Area would apply to the Queen’s Park neighbourhood,
bounded on the north by Sixth Avenue, on the south by Royal Avenue, on the west by
Sixth Street, and on the east by the 75.5 acre Queen’s Park.
 All single detached dwelling buildings constructed in 1940 or earlier, currently listed
on the Heritage Register, or Designated would be in the Advanced (Protected)
category of the Conservation Area. For these properties, the following activities
would require that the owner obtain a Heritage Alteration Permit from the City prior
to obtaining other required City permits:
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o Construction activities on the front, sides or visible roof of the existing
principal building;
o Demolition of the existing principal building;
o Construction of a new principal building or new accessory buildings, and
associated landscaping; and
o Subdivision or consolidation of the lot.
 All single detached dwelling buildings constructed in 1941 or later would be in the
Limited (Non-Protected) category of the Conservation Area. For these properties, the
following activities would require that the owner obtain a Heritage Alteration Permit
from the City prior to obtaining other required City permits:
o Construction of new principal building or accessory buildings, and associated
landscaping; and
o Subdivision or consolidation of the lot.
 Multiple-unit residential buildings which are on property zoned under a Single
Detached Dwelling district would form part of the Heritage Conservation Area and
would be subject to the provisions according to their year of construction.
 Properties within the Queen’s Park neighbourhood zoned for Commercial (C),
Institutional (P), Mid-rise multiple-dwellings (RM), and Town house/ multiple-unitresidential (RT) would not form part of the Heritage Conservation Area, and as such
would not be subject to the provisions.
 No Schedule of Protected Properties would be established within the Heritage
Conservation Area. Properties currently on the Heritage Register or Designated would
remain as such, as well as be added to the Advanced (Protected) category.
 For Advanced (Protected) category houses, some work that may not otherwise require
a Building Permit may require an HAP, including:
o Alterations to the location, dimension or framing of any door or window on the
front façade or side elevations of a protected building;
o Alterations to the design or material composition of any verandah or porch
(including railing) on the front façade or side elevations of a protected
building;
o Addition of skylights and solar panels to roofs, if visible from the street;
o Alteration of the design or material of significant architectural details.
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 For Advanced (Protected) category houses, the following work would not require an
HAP:
o Interior renovations, changes to the back of the building, and changes to the
non-visible rear roof, including additions of skylights and solar panels to these
areas;
o Changes to an existing non-residential accessory building;
o Regular maintenance and repairs to the building, which would include
reroofing with similar material, painting, or replacing worn siding or porch
boards with in-kind materials. Regular maintenance would not include removal
or replacement of heritage elements or a change in design, material or general
appearance;
o Changes to existing landscaping and/or landscape maintenance including
weeding, mowing, annual or seasonal planting, dirt bed planting, and pruning
of shrubs; and
o Removal of trees (unless a Designated Heritage Tree), which would instead
remain subject to the City’s Tree Protection and Regulation Bylaw 7799, 2016.
 The Heritage Conservation Area would include mandatory design guidelines for
existing Advanced (Protected) category houses, and all new building construction and
their associated landscapes. Laneway or carriage house construction would be
required to meet both the Heritage Conservation Area design guidelines and the
laneway/ carriage house design guidelines, should Council approve that housing form.
 Advanced (Protected) category houses would not be required to retroactively upgrade
their building to the standards of the design guidelines. Only new construction would
be required to meet these standards. Furthermore, new construction on one portion of
the property would not trigger required upgrades on other areas of the property.
 For Limited (Non-Protected) houses, an HAP is not required for changes to the
existing principal building unless the structure is substantially altered (70% or more of
the house is dismantled or removed, as identified in current Building Permit
regulations) at which point the design guidelines for new construction would apply
and an HAP would be required.
 The Official Community Plan and the Zoning Bylaw would continue to apply to the
properties in the Heritage Conservation Area along with other city-wide policies and
bylaws.
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B. Draft Queen’s Park Residential Building Design Guidelines
The conservation area would include mandatory design guidelines for renovations to
Advanced (Protected) category houses, and all new construction (including associated
landscaping). The design guidelines are proposed to contain three sections: 1) New
Residential Buildings; 2) Alterations to Heritage Buildings; 3) Landscape Design. They
would be an additional layer of regulation above the zoning: the existing single detached
dwelling zoning regulations would continue to apply, though variances could be sought to
accommodate compliance with the design guidelines and the principles of heritage best
practices.
A final draft of the Queen’s Park Heritage Conservation Area Design Guidelines, as prepared
by Donald Luxton and Associates, is included in this report as Attachment 1. The design
guidelines would be finalized regarding layout and further illustrations of the concepts
described in the design guidelines prior to Council consideration of First and Seco nd
Reading of the necessary bylaws.
The design guidelines include the following general provisions:
1) The design guidelines for new house construction are based on the best practices of
“fitting in” with existing heritage structures on surrounding properties along the
streetscape, and applying New Westminster’s traditional architectural character elements - referred to in the design guidelines as “Traditional Style”. This means that, in contrast
to the current Queen’s Park Historic District Residential Design Guidelines (1999), the
new building Design Guidelines are not based on any specific historic style (e.g.
Craftsman, Edwardian, or Arts & Crafts). Best practice in architectural design for
heritage areas is not to copy existing styles.
2) The design guidelines for protected houses are primarily based on the Standards and
Guidelines for the Conservation of Historic Places in Canada. This document is a
nationally applied best practice manual for heritage conservation projects, and was
adopted by Council in 2008. The goal of the guidelines are to ensure changes or additions
to existing heritage structures are compatible with and do not detract from the heritage
character of the building.
3) Landscape design guidelines are included which are mandatory for all new building
construction, and would be voluntary for existing buildings regardless of their level of
protection. These guidelines were created based on best practices in landscape
architecture including enhancing the pedestrian experience, increasing biodiversity and
the use of naturalized plant species. The design of the landscape was identified as a key
component of the heritage character of the neighbourhood requiring protection.
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C. Proposed Administration Policy Provisions
The Heritage Conservation Area Administration Policy would outline the requirements and
process for demolition and renovation of Advanced (Protected) category buildings, new
building construction, and requesting removal from the Advanced (Protected) category of the
Heritage Conservation Area. Attachment 2 includes a diagram illustrating the general steps
for demolition and renovation applications.
The following provisions are proposed for each application type:
Applications for Exterior Renovations

 Renovation applications would require submission of photographs of the existing
house, a design rationale, and proposed site plan and elevations, including proposed
list of materials.

 Applications would be evaluated by staff against the design guidelines (Attachment
1). In cases where interpretation of the design guidelines requires further analysis, the
Standards and Guidelines for the Conservation of Historic Places in Canada, adopted
by Council in 2008 as a best-practice manual for the evaluation of heritage projects in
the City, would be the guide. Staff would work with applicants to address any aspects
of the proposal that did not meet the intent of the design guidelines.
 The City would have the authority to deny an HAP until the proposed changes were
deemed to be consistent with the design guidelines.
 Staff recommends that Council delegate the authority for approval of renovation
HAPs to the Director of Development Services.
 Applicants would have the option to appeal to Council should they disagree with the
decision of Council’s delegate.
 Staff recommends that no fee be charged for renovation permits. The estimated cost
for these applications would be recovered through slightly higher charges for
demolition and new building HAP, and OCP amendment applications.
 Once an HAP has been issued, the applicant would be able to apply for other required
City permits.
Applications for Demolition

 Demolition application would require submission of a heritage assessment prepared
by a heritage professional with membership in the Canadian Association of Heritage
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Professionals (CAHP). Applicants could choose to also provide other information in
support of their application, such as conditions assessment, restoration quotes, etc.
The preparation of all submission materials would be at the cost of the applicant.
 Applications would be evaluated by staff using an evaluation check-list to ensure
transparency and consistency. To complete the checklist, staff would evaluate the
application against guidelines (Attachment 3) which were informed by the
neighbourhood’s Statement of Significance (2017), a Neighbourhood Context
Statement (2008), and the work of the Queen’s Park Working Group (2015). The
evaluation would take into consideration:
o potential to achieve density entitlements without eliminating heritage value;
o heritage merit of the building; and,
o condition of the building, including the degree to which heritage elements
remain.
 The checklist would provide a “score”, with applications achieving below a certain
baseline score being considered reasonable for demolition. The City would have the
authority to deny an HAP for applications achieving a score equal to or above the
baseline score.
 Staff recommends that Council delegate the authority for approval of demolition
HAPs to the Director of Development Services.
 Applicants would have the option to appeal to Council should they disagree with the
decision of Council’s delegate.
 Should the demolition HAP be rejected, the owner would be able to apply for a
renovation HAP which would be reviewed according to that process. The City would
work with the applicant to identify how the existing entitlements could be achieved
through renovation to the existing building, in compliance with the design guidelines.
 Should the demolition HAP be approved, the applicant would be able to apply for a
demolition permit.
 Demolition HAPs would have an expiry date of three years from issuance, which
would allow owners to plan ahead.
 Staff recommends that a fee of $2,360.00 be charged for demolition HAPs. This fee
represents the estimated cost recovery for Development Services staff review
($930.00) and a cost recovery charge for Legislative Services notification ($500.00)

Agenda Item 182/2017

8

City of New Westminster

May 1, 2017

9

where required, plus an estimated one-third cost recovery ($930.00) for renovation
HAPs, for which staff recommends no fee.
 In addition, an applicant would be required to pay in the order of $1,500.00 as a
consultant fee for their heritage assessment. This would mean a total cost for the HAP
application of about $3,860.00. This would not include fees associated with the
Building or Demolition Permit, should the application be approved.
Applications for New Building Construction

 New building construction applications would require submission of proposed site
plan and elevations, including proposed list of materials, and a street context
rendering.
 Applications would be evaluated by staff against the design guidelines (Attachment
1). This would include an analysis by staff of the characteristics of the streetscape and
buildings on both sides of the subject property’s block to determine the key aspects
within which the new building must seek to “fit in”. Applicants would be encouraged
to apply for their HAP permit and receive this evaluation prior to finalizing the design
of their new house.
 The City would have the authority to deny an HAP until the proposed building were
deemed to be consistent with the design guidelines and “fit in” with the streetscape
context.
 Staff recommends that Council delegate the authority for approval of new building
HAPs to the Director of Development Services.
 Applicants would have the option to appeal to Council should they disagree with the
decision of Council’s delegate.
 Staff recommends that a fee of $1,860.00 be charged for HAPs for new construction.
This fee represents the estimated cost recovery for Development Services staff review
($930.00), plus an estimated one-third cost recovery ($930.00) for renovation HAPs,
for which staff recommends no fee.
 Once an HAP has been issued, the applicant would be able to apply for other required
City permits.

Applications to Move Between Protection Levels

 The owner of a property in the Limited (Non-protected) category could apply to the
City to have their property protected. The owner of a property in the Advanced
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(Protected) category could also apply to have their property protected more strongly.
Such applications would be made via the following:
o Voluntary application to list the house on the Heritage Register or to Designate.
This application would follow the current City process for such applications.
No fee is currently associated with these applications.
o Application for a Heritage Revitalization Agreement. Though the City would
explore incentives for the Queen’s Park Heritage Conservation Area as a next
step should the Heritage Conservation Area be approved, there would remain
the opportunity for property owners to negotiate additional incentives in
exchange for full restoration and Designation of the house.
 The intent of the Heritage Conservation Area is to protect buildings from 1940 and
older, and to ensure the design of new buildings “fits in” with neighbourhood
character. The demolition HAP application process provides the appropriate means
for owners to have their property evaluated to determine if it may be removed from
protection through demolition. As such, it is unlikely that staff would support
applications to move from the Advance category into the Limited category. However,
an owner could apply to the City to do so, regardless of the building’s construction
date, through an Official Community Plan (OCP) amendment, as follows:
o Given that this would effectively permit the building to be demolished or
renovated without the requirement for City review, such an application would
be evaluated using the same submission requirements and evaluation criteria as
the demolition HAP application process.
o Applications would be processed under the City’s typical OCP application
process for heritage-related land use applications, including review by the
Community Heritage Commission and Advisory Planning Commission, and
would be considered for adoption by Council.
o Staff recommends $2,790.00 would be charged for these applications. This fee
represents the estimated cost recovery for Development Services staff review
($930.00) and a cost recovery charge for the mandated Public Hearing
($930.00), plus an estimated one-third cost recovery ($930.00) for renovation
HAPs, for which staff recommends no fee.
o In addition, an applicant would be required to pay in the order of $1,500.00 as a
consultant fee for their heritage assessment. This would mean a total cost for
the HAP application of about $4,290.00. This would not include fees
associated with the Building or Demolition Permit, should the application be
approved.
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DISCUSSION
Role of Consultation
Public, committee, heritage advocate, and working group consultation has been the source of
the options used to shape the proposed policy provisions for the conservation area which
would be used to guide decision-making on conservation area applications. The City has also
received feedback that property owners believe the City, not citizens, should make decisions
regarding individual applications under the conservation area policy. As such, staff
recommends that public consultation and review by the Community Heritage Commission
not be included as part of the evaluation of HAP applications under the conservation area,
other than amendments to the Official Community Plan.
The Queen’s Park Working Group and the Technical Review Panel, established through the
Heritage Control Period, are proposed to be dissolved by August, 2017.
Delegation of Authority
Under the proposed Heritage Conservation Area policy, approximately 500 properties would
be required to apply for Heritage Alteration Permits (HAPs). As detailed above, staff
recommends that all Heritage Conservation Area HAPs be delegated to the Director of
Development Services. However, staff has identified the following four options for
processing such permits:
1) Delegate All Heritage Alteration Permits
Council could delegate authority over decision-making for all Heritage Alteration Permits in
the Queen’s Park neighbourhood to the Director of Development Services. This would
include applications for exterior renovations on protected properties, applications for
demolition of protected properties, and design review of new house construction.
2) Council Consideration of Demolition Permits Only
Council would consider all demolition Heritage Alteration Permit applications and would
delegate authority over decision-making for renovation and new building construction
Heritage Alteration Permits to the Director of Development Services. An applicant could
appeal the Delegate’s decisions to Council. The Director could also defer a decision to
Council, should they feel it appropriate.
3) Council Consideration of All Heritage Alteration Permits
Council could consider all renovation, demolition, and new building construction Heritage
Alteration Permits. This would be in keeping with the City’s current practice for HAPs for
changes to protected property, though minor applications are delegated to the Director of
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Development Services as described in the City’s Heritage Alteration Permit Procedures
Bylaw.
4) Council Committee Consideration of Heritage Alteration Permits
Council could establish a standing committee of Council to consider HAPs for issuance. A
Council committee could be delegated authority to issue HAPs by Council for some of all
types of HAPs. Such a committee would:
o Consist of three members of Council;
o Convene once per month;
o Receive staff reports on applications. Staff would be available to answer
questions; and
o If public input were considered necessary, receive correspondence from the public.
Notification of applications within a certain radius would be needed, and would be
an additional requirement for applicants.
Implications of Not Establishing a Schedule
Staff proposes that no Schedule of Protected Properties be established within the Heritage
Conservation Area. Without such a Schedule, Advanced (Protected) category properties
would be able to apply for demolition through the Heritage Alteration Permit Process,
whereas if a Schedule were established, an OCP amendment would be required.
Without a Schedule, the properties in the Advanced category will not have a high enough
level of protection to be eligible for use of BC Building Code alternate compliance methods.
These methods acknowledge that applying Building Code requirements to existing buildings
is, in many cases, impractical and may compromise historic appearances or the historic
authenticity of the building.
However, property owners would still be able to become eligible through voluntarily placing
their building on the City’s Heritage Register, or Designating.
CONSULTATION
Should Council direct staff to proceed with the Heritage Conservation Area policy and draft
the appropriate bylaws, the policy and its bylaws would be brought forward to the following:
Advisory Planning Commission
Although not required by legislation for the establishment of a conservation area, a special
Advisory Planning Commission meeting for a formal recommendation has been scheduled
for May 9, 2017. As is the City’s practice, notice of the Commission’s discussion of the
policy would be mailed to all property owners whose properties would be affected by the
proposed policy.
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Community Heritage Commission
The policy would be brought forward on-table to the Community Heritage Commission for a
formal recommendation at the May 3, 2017 Community Heritage Commission meeting.
Queen’s Park Working Group
The policy would be brought forward on-table to the Queen’s Park Working Group for a
formal recommendation at the May 2, 2017 meeting.
FINANCIAL IMPLICATIONS
Based on past applications (since 2012), the City should receive the following number of
Heritage Alteration Permit applications under the Heritage Conservation Area:

 Renovation: six to ten per year
 Demolition: two to three per year. It is anticipated that the number of demolition
applications may increase in the short term, but would settle back to a three-a-year
average.

NEXT STEPS
Should Council proceed with the Heritage Conservation Area policy, the following next
steps would be undertaken:
Official Community Plan Amendment Bylaw
Staff would work with City Solicitors to draft an Official Community Plan (OCP)
Amendment Bylaw, which would bring the Heritage Conservation Area policy into force for
First and Second Reading. Should Council move the bylaw to Public Hearing, notice would
be mailed to every household in the Queen’s Park neighbourhood. In keeping with City
practice, Public Hearing notification sign(s) would not be posted as the Official Community
Plan Amendment affects more than ten properties.
Amendments to Related Procedures Bylaws
Should a Heritage Conservation Area be implemented, the following four bylaws would be
required to be updated to reflect the Heritage Conservation Area policy:
1.
2.
3.
4.

Heritage Alteration Permit Procedures Bylaw 7859, 2016
Heritage Procedures Bylaw 7606, 2013
Protected Heritage Properties Minimum Standards of Maintenance Bylaw 6498, 1998
Development Services Fees Bylaw 7683, 2014

Specifically, the Minimum Standards of Maintenance Bylaw would include reduced
standards to better reflect neighbourhood wide requirements and the Heritage Alteration
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Permit Procedures Bylaw would be amended based on Council’s direction resulting from this
report. Fees would be as proposed in this report.
Incentives Work Plan
Staff would prepare a work plan for research and analysis of the incentive options presented
to Council in the staff report of April 24, 2017. Staff would request Council’s endorsement
of the work plan at the same time as requesting First and Second Readings of the necessary
Heritage Conservation Area bylaws.
Timeline
Action
Administrative process to Council for review and comment
Consideration of First and Second Reading of OCP
Amendment Bylaw
Public Hearing and Consideration of Third Reading and
Adoption

Proposed Date
May 1, 2017
May 15, 2017
June 13, 2017

INTERDEPARTMENTAL LIAISON
Staff has consulted with the City solicitor throughout development of the Heritage
Conservation Area policy provisions.
OPTIONS
1. That Council endorse the proposed provisions of the Queen’s Park Heritage
Conservation Area.
2. That Council endorse the draft Queen’s Park Heritage Conservation Area Design
Guidelines for inclusion in the Heritage Conservation Area policy.
3. That Council endorse the proposed provisions of the Queen’s Park Heritage
Conservation Area Administration Policy.
4. That Council direct staff to proceed with the next steps towards establishing a
Heritage Conservation Area in the Queen’s Park neighbourhood, as based on the
policy provisions and next steps outlined in this report.
5. That Council provide staff with alternative direction.
Staff recommends options 1, 2, 3 and 4.
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ATTACHMENTS
Attachment 1: Design Guidelines (On Table)
Attachment 2: Heritage Alteration Permit Process Diagram
Attachment 3: Draft Evaluation Criteria for Heritage Assessment

This report has been prepared by:
Britney Quail, Heritage Planning Analyst

This report was reviewed by:
John Stark, Acting Manager of Planning

Approved for Presentation to Council

Jackie Teed
Acting Director of Development
Services
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