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ADVISORY PLANNING COMMISSION 
 

Tuesday, February 19, 2013  6:15 p.m. 

Committee Room No. 2 
 

AGENDA 
 

1.0 ADDITIONS TO AGENDA 

 

2.0 ADOPTION OF MINUTES 6:15 pm 

 

2.1 Adoption of the Minutes of January 15, 2013 3  

 

3.0 INFORMATION PRESENTATIONS  

 

3.1 Oath of Office 

 

3.2 Committee Orientation – the role of the Advisory Planning Commission  
 

3.3 Election of Chair and Vice Chair 

 

4.0 REZONING  6:30 pm 

 

4.1 421 Oak Street HER00458 10 

An application has been received to enter into a Heritage Revitalization Agreement (HRA) at 

421 Oak Street in order to allow a 10 foot rear addition and constructing interior access to the 

basement.  This would result in a floor space ratio of 0.61 in a zone that allows a maximum of 

0.50. If approved, the HRA would allow additional density and a relaxation in the required 

parking in return for the formal protection and exterior restoration of the property.  

(Owner: Christopher and Melinda Ovington) 

 

4.2 620 Salter Street and the adjacent 33 feet of the Boyne Street REZ00049 27 

 road allowance  

An application has been received to rezone the property addressed as 620 Salter Street and the 

adjacent 33 feet of the Boyne Street road allowance from Queensborough Neighbourhood 

Residential Dwelling Districts (RQ-1) to Queensborough Townhouse Districts (RT-3) in order to 

allow the development of a 54 unit townhouse development. (Architect: Matthew Cheng 

Architects Inc; Owner: CMS Development Ltd) 

 

5.0 NEW BUSINESS 

 

6.0 REPORTS AND INFORMATION  



Advisory Planning Commission Agenda  

February 19, 2012 
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6.1 Master Transportation Plan Advisory Committee Update – Standing Item (Ken Williams) 

 

7.0 CORRESPONDENCE 

 

7.1  2013 Advisory Planning Commission Meeting Schedule  70 

 

7.2 Neighbours Into More Beautiful Environments (NIMBE): Community Clean-up in   71 

 New Westminster  

 

8.0 NEXT MEETING 

 

 March 19, 2013 (in Committee Room No. 2) 

 

9.0 ADJOURNMENT 

 

Please contact Kathleen Stevens to confirm your attendance 604-527-4656 or 

kstevens@newwestcity.ca 
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ADVISORY PLANNING COMMISSION 
 

Tuesday, January 15, 2013  6:30 p.m. 

Committee Room No. 2 
 

MINUTES 
 

VOTING MEMBERS PRESENT:  
Ken Williams    - Chair 

Helen Bodner    - Community Member 

Peter Goodwin   - Community Member 

Peter Hall    - Community Member 

Maryam Salmani   - Community Member (joined the meeting at 6:36pm) 

Brian Shigetomi   - Community Member 

Margaret Ross    - Community Member (joined the meeting at 6:33pm) 

Mark Vance    - Community Member 

   

VOTING MEMBER REGRETS:  
Andrei Filip    - Community Member 

   

STAFF: 
Julia Dykstra    - Planning Clerk 

Jim Hurst    - Development Planner 

Jennifer Janzen   - Committee Clerk 

 
The meeting was called to order at 6:30 p.m.   

 

1.0 ADDITIONS TO AGENDA 

 

There were no additions to the agenda. 

 

2.0 ADOPTION OF MINUTES  

 

2.1 Adoption of the Minutes of November 20, 2012  
 

MOVED and SECONDED 
THAT the minutes of the Advisory Planning Commission meeting held on November 20, 

2012 be adopted. 

CARRIED. 
All members of the Commission present voted in favour of the motion 
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3.0 INFORMATION PRESENTATIONS  

 
 There were no information presentations made to the Commission.  

 

4.0 REZONING   

 

4.1 1016, 1020 and 1022 Fourth Avenue  REZ00042  
An application has been received to consolidate and rezone the properties at 1016, 1020 

and 1022 Fourth Avenue from Single Detached Dwelling Districts (RS-2) to 

Comprehensive Development District (Brow Mews) (CD-47) to allow subdivision into 

five lots, and allow a triplex on each of the new lots. (Applicant: Seawall Development 

Ltd; Architect: Brian G. Hart & Company) 

 
Notification was sent to: 

• the surrounding neighbourhood within 100 metres (517 notices); 

• All Residents’ Associations; 

• the Board of School Trustees; and  

• Superintendent of Schools. 

 

Correspondence received: 

• January 10, 2013: email from Sherry Bingham 

• January 14, 2013: email from Carol De La Franier 

• January 15, 2013: email from  Bruce Warren 

• January 15, 2013: email from Susan Petterson 

• January 15, 2013: letter from Katrine Ireland and Martin George (on-table) 

• January 15, 2013: letter from Christopher Stier (on-table) 

• January 15, 2013: letter from Jonathan Fairfax (on-table) 

• Undated: letter from Gregory Apartments, 1012 Fourth Street (on-table) 

 

Jim Hurst, Planner gave a brief overview of the project: 

 

This application proposes a rezoning from single detached dwelling to CD zoning. The 

project requires a variance for parking. The current zoning allows for three single homes 

with secondary suites permitted. 

 

Procedural Note: Margaret Ross arrived at 6:33pm. 

 

The goal of the project is to supply the area with family oriented housing, and the 

building designs are complimentary to the housing in the area, with front porches, to 

encourage community interaction. The proposal is for five lots, ranging in size from 

3,898 square feet to 3,931 square feet, each with a triplex built on it.  

 

Procedural Note: Maryam Salmani arrived at 6:36pm.  
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The Planning Department has suggested there are issues with the parking, from the 

number of spaces available for resident and visitors. Further, a variance would be 

required to permit parking in the ‘front yard’ as these are double fronting lots.  

 

Mr. Hurst advised that the applicant has been to the Brow of the Hill Residents’ 

Association twice, and held their own development meeting. He reminded the 

commission members that on December 7, 2010 this application was in front of the 

Advisory Planning Commission for information.  

 

Discussion ensued and the Commission requested clarification on the following: 

• How the proposal has been received by the surrounding residents 

• Explanation on the logistics of the visitor parking 

• Parking requirement for single family homes 

• What the current situation is regarding parking 

• Other options for this property 

 

 Jim Hurst, Planner, responded to the inquiries by the Commission: 

• The Brow of the Hill Residents’ Association meeting was not well attended, and 

therefore, the Planning Department did not receive a motion of support or opposition 

from them. 

• Visitor parking has not been provided for this application. Therefore, visitor parking 

will be on the street. One parking space has been provided for each unit. 

• A single-family home has a parking requirement of one off-street parking spot. If 

there is a secondary suite, another off-street parking space is required. 

• The site is large enough to accommodate a low-rise apartment building, however 

apartments are not considered family oriented housing. However, more traditional 

townhouses, or stacked townhouses would be considered appropriate.  

 

Brian Hart, Architect with Brian G. Hart & Company made the following comments to 

the Commission: 

• These lots have frontage on both Fourth Avenue and Augusta Street and will be 

divided into five lots, with five triplexes on them. Each unit has one parking space 

allocated to it. The visitor parking will be accommodated by the six parallel parking 

spots available on Fourth Avenue.  

• The uphill side of the site has a common walkway between the buildings. 

• The units are three bedroom small houses (upper level) with smaller ‘basement’ 

suites below. Mr. Hart advised that it is possible to make the basement suites 

universally accessible, which none of the units are now. The sun exposure for the 

basement suites has been maximized, as liveability of the lower suites was an issue.  

• The design of the buildings reflects the scale of the houses and heritage influences in 

the area, and the architects considered affordability, a variety of price-points, and 

layouts. The buildings are treated as separate, but similar buildings and have 

different character.  

• Each of the units will have a storage unit on the Augusta Street streetscape, as this 

application treats Augusta Street as a street not a lane.  

• The individual triplex buildings will be organized as individual stratas.  
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Concluding Mr. Hart’s presentation, discussion ensued and members of the Commission 

requested further details regarding: 

• Strata 

• Layout of basement unit 

• Garbage collection 

• Visitor parking 

• Play areas for children 

• Concept of the proposal  

  

 Mr. Hart advised the following, in response to the Commission’s discussion: 

• The stratas will be five, three member stratas for each of the lots. 

• The basement unit is proposed to be a two-bedroom unit.  

• Currently, garbage pick-up is proposed to be on Augusta Street. 

• Visitor parking will be accommodated by six parallel parking spaces on Fourth 

Street frontage.  

• Children have a small play area in front of the building and along the sides, between 

the units. 

• The decision was make to make these five units to allow for more variety in design, 

and accommodate more units. Townhouses would have issues with the width of the 

units and therefore would have to be more similar in design. Also, the intent was to 

keep homeownership at as low a price-point as possible.  

 

Comments from the Public: 

 
Katrine Ireland, 1005 Cornwall Street, read aloud both her letter and the letter 

submitted by Chris Stier. She reported that there was an informal meeting of the 

neighbours over the weekend and that the overall consensus of the group was one of 

opposition to increased density in the neighbourhood and to the proposal in general. Ms. 

Ireland’s concerns are regarding the five separate stratas, and many other details of the 

proposal. She feels that no details could be changed to make the project more palatable.   

 
 Brenda Fairfax, 1013 Cornwall Street, moved into the Brow of the Hill neighbourhood 

for many reasons, which did include the long-range plans. When they purchased their 

home, they had the option to subdivide, but opted to keep the large single-family lot to 

preserve the character of the neighbourhood. Ms. Fairfax is opposed to the increase in 

density that is proposed, has concerns regarding parking and its availability and is 

opposed to the rezoning.  

 

 Chris Lewis, 1034 Cornwall Street, believes that the traffic study estimate of three 

thousand cars on Fourth Street per day is a low estimate. Mr. Lewis is concerned about 

the parking, as people are already parking in front of his house, when visiting 

neighbouring properties and believes that underground parking would be an asset. He 

feels that the increased density is not needed in the neighbourhood, as the community 

wants single family home. Mr. Lewis also stated that he believes that many residents did 

not know this proposal was being considered, due to the time between considerations. 

Further, he does not understand why there are multiple stratas, instead of one that would 

maintain the development as a whole. Mr. Lewis is opposed to the development.  
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 Julia Schaennagel, #112-1021 Fourth Avenue, is opposed to the density of the proposal 

and how the streetscape has already been altered by the removal of the trees that were on 

the property. She finds that parking is difficult for visitors to the area, which results in 

people parking quite a distance away. She mentioned that the Brow of the Hill meetings 

where this issue was discussed were held too long ago and notificiation letters were 

circulated during Christmas. Ms. Shaennagel feels that while residents are opposed, they 

do not feel like their voice will be heard.  

 

Jim Hurst, Planner, clarified that notices were sent to residents after January 1, 2013. 

 

Barbie Kelly Derouin, Property Manager of 1012 Fourth Avenue, stated that the 

residents of 1012 Fourth Street are opposed to the density and proximity of the 

development to their building. A written submission was provided. 1012 Fourth Avenue 

is a seventeen unit apartment building that has large windows neighbouring the property. 

They are concerned about privacy being maintained with a common walkway right at 

those windows. Further, the walkways from Fourth Avenue through to Augusta Street 

could be used for criminal activities. She feels the neighbourhood needs more single 

family homes to create more of a family-oriented atmosphere. Ms. Derouin believes that 

three duplexes would be the maximum number of units that could be accommodated on 

that property. 

 

Ann K. Tarnowski, 1033 Cornwall Street, expressed her opposition to the rezoning as 

she feels that there are enough apartments in the area already. 

 

Julia Schaennagel, #112-1021 Fourth Avenue, got up to speak again and noted that 

variances are required for this proposal. She stated that if the development is unable to 

meet the requirements of the Official Community Plan, perhaps their proposal needs to be 

revisited as there are too many variances for this proposal.  

 

Bill Pappajohn, owner of 1009 Cornwall Street, told the commission that he and his 

family are opposed to the project, and agree with the previously made comments. He 

went further to say that, with only eight feet between houses, there is more space between 

the buildings than an individual building is wide. The open spaces are not conducive to 

outdoor use. He does not live on the property, but is waiting for a buyer who will build a 

single-family home, as he feels that the proposal is too dense for what is in the area and 

does not want to see his property contribute to the density. 

 

Marty George, 1005 Cornwall Street, feels that the character of the neighbourhood is 

for heritage style homes and that increasingly, development is encroaching on that 

feeling. There are multi-family dwellings on the street, contrary to the City’s statement of 

preserving single-family housing gin the area. He does not feel that Augusta Street is 

really a street and that the density created by fifteen units on three lots is extreme. He 

feels that the neighbours have reached a consensus that this development and density is 

not welcome in the neighbourhood and that single-family homes would be a better use of 

the lots.  
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Katrine Ireland, 1005 Cornwall Street, rose to address the Commission a second time 

seeking clarification regarding the next steps this application will take in the process, and 

how the public could engage in the process. She, along with the rest of the public were 

told that the Commission will make a recommendation to Council, which will be 

considered by Council in mid-February. Council will most likely hold a Public Hearing in 

March.  

 

Carol de...., 1009 Third Avenue, told the Commission that she has breathing issues due 

to the population in the area, and is opposed to increased density and feels that the area 

need more trees.  

 

Ann K. Tarnowski, 1033 Cornwall Street, queried if the proposed lot size was legal, 

and was told that New Westminster calculates legal lot size by square footage, so the lot 

size is legal.  

 

The Commission thanked the public for their participation in the process, and made the 

following comments regarding the rezoning application:  

• Concerns regarding the timeline of the application and why it took such a long 

time to come back to the Commission 

• Concerns regarding the parking spaces allocated in this application 

• Densification of neighbourhoods is a natural part of a growing city—the density 

per acre of this proposal is 33, which is lower than other apartments in the area.  

• Understand the parking and density were the main concerns of the neighbours 

present at the meeting, however the Commission feels that the increased density is 

acceptable. 

• Feel that affordable housing is a major problem in the Lower Mainland, and this 

application addresses that issue. 

• The design of the buildings is not perfect; however they are a compromise 

between single family homes and an apartment complex. 

• Regarding parking, perhaps further study should be undertaken to accommodate 

more parking for the units and a variance should be given for a hardship, not 

when a requirement cannot be accommodated easily.  

 

MOVED AND SECONDED 
THAT the Advisory Planning Commission recommend to Council that the application be 

approved. 

  CARRIED. 
Brian Shigetomi voted in opposition. 

 

5.0 NEW BUSINESS 

 

 There was no new business for consideration by the Commission. 
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6.0 REPORTS AND INFORMATION  

 

6.1 Master Transportation Plan Advisory Committee Update – Standing Item (Ken Williams) 

 
Ken Williams, Commission Chair, did not provided an update from the MTPAC meeting 

as there has not been a meeting for him to report on.  

 

7.0 CORRESPONDENCE 

 

8.0 NEXT MEETING 

 

 The next meeting will be on February 19, 2013 in Committee Room No. 2. 

 

9.0 ADJOURNMENT 

 
ON MOTION, the meeting was concluded at 8:25 pm. 

 

Certified Correct, 

 

 

 

      

Ken Williams  Jennifer Janzen 

Chair   Committee Clerk  
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Document #380682 
 

City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Advisory Planning Commission 
 

Date: February 19, 2013  

From: Julie Schueck, 
Heritage and Community Planner 
 

File: 2608.20.052 
HER00458 

Subject: 421 Oak Street – Proposed Heritage Revitalization Agreement 
 
 
PURPOSE  
 
The purpose of this report is to request that the Advisory Planning Commission support 
Heritage Revitalization Agreement Bylaw No.7578, 2013 for 421 Oak Street.  The 
Advisory Planning Commission is reviewing this application because of the proposed 
increase in density on the property.   
 
BACKGROUND   
 
The property at 421 Oak Street contains a single 
detached dwelling that was constructed in 1911 and 
has a total of 1,468 square feet (136.38 square 
metres). The site area is 3,456 square feet (321.01 
square metres) and is zoned RS-1. 
 
The applicants propose to enlarge the house by 
adding another ten feet to the rear of the house and 
constructing interior access to the basement.  This 
would result in a floor space ratio of 0.61 in a zone 
that allows a maximum of 0.50. If approved, the HRA would allow the additional density,    
front and side yard setbacks and on-site parking relaxations in return for the formal 
protection of the property and exterior restoration of the building. 
 
The house has heritage value for its age, design and existence of original material, as 
identified in a Statement of Significance.  See Appendix A. 

 
EXISTING POLICY/PRACTICE   
 
A Heritage Revitalization Agreement (HRA) is a voluntary agreement between a 
property owner and the local government, authorized by bylaw. The agreement allows 
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local governments to supersede local zoning regulations and to provide incentives which 
would make it viable for owners to conserve and restore property of heritage merit.  
Provisions for local governments to negotiate HRAs are set out in Part 27, Section 966 of 
the Local Government Act. The mechanism provides flexibility and can ensure the 
retention of non-conforming heritage resources that may otherwise be demolished.  
 
A Heritage Designation Bylaw is a form of land use regulation that places long-term 
protection on the land title of a property and which is the primary form of regulation that 
can prohibit demolition.  Any changes to a protected heritage property must first receive 
approval from City Council (or its delegate) through a Heritage Alteration Permit.  
Provisions for the local government to place Heritage Designation Bylaws on properties 
are set out in Sections 967, 968 and 969 of the Local Government Act.   
 
It is the City’s policy to place a Heritage Designation Bylaw on a property that receives a 
Heritage Revitalization Agreement.   
 
PROPERTY INFORMATION  
 
Owner/Applicant: Christopher and Melinda Ovington 

 
Official Community 
Plan Land Use 
Designation: 

(RL) Residential – Low Density: this area will  
contain low density residential uses including single 
detached houses, houses with a secondary suite, 
duplexes, detached townhouses, low density multifamily 
uses, churches and may contain small scale 
local commercial uses such as home based businesses 
and corner stores. 

Existing Zoning: Single Detached Dwelling Districts (RS-1) 
 

Proposed Zoning: Heritage Revitalization Agreement and  
Single Detached Dwelling Districts (RS-1) 
 

Site Characteristics: 
 

Frontage: 9.14m (30.00 ft) 
Ave. Depth: 35.08 (115.06 ft) 
Site Area: 320.63 m²  (3451.80 ft² ) 
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AREA MAP 
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CONTEXT MAP SHOWING FLOOR SPACE RATIOS 
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CONTEXT 
 
The subject property is located in the Queens Park Neighbourhood, in an area that is a 
mix of single detached houses.  This section of Oak Street has mostly older houses and is 
bounded by Fifth Avenue and Fourth Avenue.  The properties across the street are double 
fronting lots with frontages on Fourth Street, which runs parallel to Oak Street. 
 
The proposed FSR for the subject property is 0.61. The FSR along Oak Street ranges 
from a low of 0.20 to a high of 0.63, with an average of 0.47 (this average includes the 
proposed 0.60 for 421 Oak Street).  The two small properties across the street with 
frontages on Oak Street are 0.81 and 0.63 FSR.   

 
Address Site Area Floor Space Ratio Age of House 

409 Oak Street 6912 sq ft 0.50 1998 

413 Oak Street 6901 sq ft 0.23 1988 

416 Oak Street 1965 sq ft 0.63 1910 

417 Oak Street 6901 sq ft 0.20 1910 

419 Oak Street 6901 sq ft 0.47 1921 

423 Oak Street 3450.60 sq ft 0.59 1911 

425 Oak Street 3456 sq ft 0.50 1912 

427 Oak Street 3456 sq ft 0.63 1912 

428 Oak Street 2000 sq ft 0.81 1912 

429 Oak Street 6912 sq ft 0.42 1946 

410 Third Street 6912 sq ft 0.44 1939 

412 Third Street 6912 sq ft 0.41 1925 

416 Third Street 3451 sq ft 0.44 1895 

418 Third Street 3451 sq ft 0.58 1892 

422 Third Street 6912 sq ft 0.37 1908 

424 Third Street 6901 sq ft 0.47 1911 

428 Third Street 6901 sq st 0.47 1911 

432 Third Street 6901 sq ft 0.27 1907 
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Address Site Area Floor Space Ratio Age of House 

301 Fourth Avenue 6900 sq ft 0.49 1921 

307 Fourth Avenue 6900 sq ft 0.50 2011 

309 Fourth Avenue 6900 sq ft 0.36 1908 

315 Fourth Avenue 6901 sq ft 0.80 1911 

317 Fourth Avenue 5760 sq ft 0.58 1940 

321 Fourth Avenue 8040 sq ft 0.48 1908 

411 Fourth Street 6912 sq st 0.37 1939 

413 Fourth Street 6901 sq ft 0.52 1895 

417 Fourth Street 4935 sq ft  0.54 1939 

419 Fourth Street 6901 sq ft 0.53 1892 

423 Fourth Street 4830 sq ft 0.51 1945 

427 Fourth Street 6970 sq ft 0.31 1894 

431 Fourth Street 6901 sq ft 0.32 1890 

439 Fourth Street 6900 sq ft 0.34 1894 

436 Fifth Avenue 6900 sq ft 0.57 1925 

306 Fifth Avenue 6900 sq ft 0.42 1907 

310 Fifth Avenue 6900 sq ft 0.34 1927 

314 Fifth Avenue 6900 sq ft 0.25 1953 

320 Fifth Avenue 6900 sq ft 0.35 1900 

Subject Property    

421 Oak Street 3456 sq ft 0.60 proposed 1911 

 
Properties outlined in blue have greater than the allowable 0.50 floor space ratio. 
 
ANALYSIS 
 
There is widespread recognition in the community that there should be a variety of 
heritage incentive tools that assist and encourage property owners to conserve their 
heritage buildings. Certain zoning relaxations are seen as appropriate incentives that offer 
property owners a financial resource that can be used for heritage conservation purposes, 
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or release them from financial obligations that would be necessary without the 
relaxations. 
 
The house is currently less than 1500 square feet in size, excluding the unpermitted rear 
addition that was added many years ago. There is no interior access to the basement.  The 
applicants wished to make the house as liveable as possible within a short timeframe after 
purchasing the house, so they proceeded with raising the house approximately two feet in 
order to allow more comfortable head room in the basement.  As a result of raising the 
house, they replaced the front porch in a style that respects the heritage aspects of the 
house.  To improve fire separation issues, the house was shifted over one foot in order to 
create setbacks that were closer to those identified in the BC Building Code.  This work 
conformed to the Zoning Bylaw and did not require a Heritage Revitalization Agreement. 
 
Further,  there was a verbal agreement between 421 and 423 Oak Street for a shared 
driveway running between their houses, but the new owners at 423 Oak Street opted to 
enclose their property with a fence, thus removing access to parking at the rear of 421 
Oak Street. There was no legal easement to prevent this from occurring.  As a result, the 
applicants do not have the required on-site parking for their property.   
 
The proposed HRA requests that an additional  41.95m² (451.5 ft²) of floor space be 
added to the rear of the house.  The centering of the house on the property improved the 
fire separation aspect, but now requires a relaxation in the side yard requirements. The 
HRA would also formalize the existing non-conforming front yard setback and the 
existing lack of on-site parking.  See Appendix B for architectural drawings.  
 

Zoning References  (RS-1) Required/Allowed Request 
Floor Space 
Section 310.19 

160.34 m² 
(1,726 ft²) 

194.77 m²  
(2,096.47 ft²) 

Floor Space Ratio (FSR) 
Section 310.18 

0.50 FSR 0.61 FSR 

Front Yard Setback 
Section 310.14 

7.02 m 
(23.01 ft) 

 

5.25 m 
(17.25 ft) 

Note: pre-existing condition 

Side Yard Setback (n/w side) 
Section 310.16 

1.22 m 
(4 ft) 

1.12 m 
(3.69 ft) 

Side Yard Setback (s/e side) 
Section 310.16 

1.22 m 
(4 ft) 

1.08 
(3.54 ft) 

On-site Parking 
Section 150.7 

1 0 
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COMMITTEE REVIEWS 
 
The proposal was reviewed by the Community Heritage Commission (CHC) on 
December 5, 2012.  They also reviewed the Statement of Significance and the Heritage 
Conservation Plan.  The following recommendation was passed unanimously: 
 

THAT the Heritage Revitalization Agreement for 421 Oak Street be supported, 

with the proposed colour palette brought back to the Commission for discussion. 
 
The proposed colour palette was discussed at the January 9, 2013 CHC meeting and the 
following recommendation was passed unanimously: 
 

That the 421 Oak Street Heritage Revitalization Agreement colour palette be 

supported to reflect the heritage craftsman style of the home. 

 
NOTIFICATION 
 
Notification was sent to the following: 
 

 The surrounding neighbourhood within 100 metres (57 notices); 
 All Residents’ Associations; 
 The Board of School Trustees;  
 The Superintendent of Schools; and  
 The New Westminster Heritage Preservation Society. 

 
SUSTAINABILITY IMPLICATIONS 
 
The proposal would see the retention and restoration of the existing house on a new 
foundation, thus extending its life cycle.  In addition, the retention of this house would 
contribute to the character of the area by continuing to be used as a single detached 
dwelling. 
 
REPORT CARD SUMMARY  
 
A Sustainability Report Card has not been received for this proposal, given that it is a 
single detached dwelling that is remaining a single detached dwelling. 
 
CONCLUSION 
 
This Heritage Revitalization Agreement would see the retention, exterior restoration and 
long-term protection of a 1911 single-detached dwelling in exchange for front and side 
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yard setbacks and on-site parking relaxations and an increase in floor space ratio.  Staff 
have no concerns with this application. 
 
 
 
 
Report Author   

 

 

 

  

Julie Schueck, 
Heritage and Community Planner 

  

 
:jcs  
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Statement of Significance 
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Statement of Significance 
 
421 Oak Street 
New Westminster, BC 
 
Description: 
 
The house located at 421 Oak Street is a single 
storey, wood-frame house with a large front window, 
small side porch with entry door, gable roof and 
narrow wood siding.  It is situated near the middle of 
a flat lot in a single-family residential neighbourhood 
called Queens’ Park. 
 
Heritage Value: 
 
The house at 421 Oak Street is valued for its historical and aesthetic values, in particular for its 
representation of a modest style of home. 
 
Its historical values are based on its age, its association with the past, and its role in the 
development of the community.  Constructed in 1911 by Robert Smith (1880-1952) and William 
Henry Brownlee (1885-1973), the house is now over 100 years old.  Smith is noted in the BC 
Directory as a contractor in 1911 and Brownlee as a fireman; with both men renting rooms at 
1022 Third Avenue.   
 
The house is representative of the development boom period that took place regionally between 
1909 and 1912 and specifically in the Queen’s Park neighbourhood between 1907 and 1914. 
During this seven year period, 183 houses were constructed in Queens Park compared to the 
following seven year period when only 5 houses were constructed in the neighbourhood.  
 
Of further interest is that the property was subdivided in or just prior to 1911 to create 421 and 
423 Oak Street. The two houses were built in the same year and to the same size and design, 
which suggests that both houses were constructed by Smith and Brownlee as speculative homes 
for people of modest but improving means.  Both houses speak to a time when the working class 
was growing and people were more confident in the economy and in their futures. 
 
The aesthetic values of 421 Oak Street are based on its architectural style and materials.  The 
house is valued for being a good example of the modest Craftsman style that was popular during 
this time period.  Most of the original building material is extant, including the windows and 
siding. 
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Character-defining Elements: 
 
The Character-defining Elements of 421 Oak Street are: 
 

 Its location on Oak Street in the Queens’ Park neighbourhood of New Westminster; 
 Its residential form, scale and massing as represented by its height to width ratio that is 

slightly wider than it is tall; 
 Its modest Craftsman style details as represented by its low-pitch front gable roof, ‘salt 

box’ shape, and wood-frame construction; 
 Its original material elements, in particular the narrow wood siding on the main part of 

the house and in the gable eaves, with wider wood siding on the base of the house on the 
sides and front elevations; the decorative barge board in the front gable; and the original 
wood-frame windows on the front half of the house, in particular the large six-pane bay 
window on the front elevation and the one diamond-patterned window in the front gable 
eave. 
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OVINGTON

421 OAK STREET
NEW WESTMINSTER, BC

SITE PLAN & SITE INFO

1/8"=1'-0"

JUNE 25, 2012

C.B.

1204

A1.1

RENOVATION

North

GENERAL NOTES:
1. ALL MEASUREMENTS ARE ESTIMATES.  SITE MEASUREMENTS ARE

REQUIRED.
2. ALL NEW INTERIOR WALLS SHOWN AS 2x4 WOOD STUD WITH

1/2" GWB EITHER SIDE U.N.O.
3. ALL EXISTING EXTERIOR WALLS TO REMAIN 2x4 WOOD FRAME

CONSTRUCTION WITH NEW 2" FURRING TO ALLOW FOR
INSULATION REQUIREMENTS.

4. ALL NEW EXTERIOR WALLS TO BE OF 2x6 WOOD FRAME
CONSTRUCTION.

5. ALL STRUCTURAL ELEMENTS AS PER STRUCTURAL ENGINEER.
5. ALL EXTERIOR DIMENSIONS TAKEN TO OUTSIDE OF EXTERIOR

SHEATHING UNLESS NOTED OTHERWISE.
6. ALL INTERIOR DIMENSIONS TAKEN TO OUTSIDE OF STUD UNLESS

NOTED OTHERWISE.

SCALE: 1/8"=1'-0"

SITE PLAN

REV. DATE DESCRIPTION

1 JULY 16, 2012 ISSUED FOR CLIENT/CITY REVIEW

2 JULY 30, 2012 RE-ISSUED FOR CLIENT/CITY REVIEW

3 AUG 01, 2012 ISSUED FOR BUILDING PERMIT

4 AUG 07, 2012 RE-ISSUED FOR BUILDING PERMIT

5 NOV 26, 2012 ISSUED FOR ZONING AMMENDMENT

6 FEB 12, 2013 RE-ISSUED FOR
ZONING AMMENDMENT
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OVINGTON

421 OAK STREET
NEW WESTMINSTER, BC

ELEVATIONS

1/4"=1'-0"

JUNE 25, 2012

C.B.

1204

A3.1

RENOVATION

REV. DATE DESCRIPTION

1 JULY 16, 2012 ISSUED FOR CLIENT/CITY REVIEW

2 JULY 30, 2012 RE-ISSUED FOR CLIENT/CITY REVIEW

3 AUG 01, 2012 ISSUED FOR BUILDING PERMIT

4 AUG 07, 2012 RE-ISSUED FOR BUILDING PERMIT

5 NOV 26, 2012 ISSUED FOR ZONING AMMENDMENT

6 FEB 12, 2013 RE-ISSUED FOR
ZONING AMMENDMENT

3
A1.3 SCALE: 1/4"=1'-0"

NORTH (REAR) ELEVATION

1
A1.3 SCALE: 1/4"=1'-0"

SOUTH (FRONT) ELEVATION 

4
A1.3 SCALE: 1/4"=1'-0"

WEST (SIDE) ELEVATION

2
A1.3 SCALE: 1/4"=1'-0"

EAST (SIDE) ELEVATION
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OVINGTON

421 OAK STREET
NEW WESTMINSTER, BC

RENOVATION
FLOOR PLANS

1/4"=1'-0"

JUNE 25, 2012

C.B.

1204

A2.1

RENOVATION

SCALE: 1/4"=1'-0"

BASEMENT FLOOR PLAN

REV. DATE DESCRIPTION

1 JULY 16, 2012 ISSUED FOR CLIENT/CITY REVIEW

2 JULY 30, 2012 RE-ISSUED FOR CLIENT/CITY REVIEW

3 AUG 01, 2012 ISSUED FOR BUILDING PERMIT

4 AUG 07, 2012 RE-ISSUED FOR BUILDING PERMIT

5 NOV 26, 2012 ISSUED FOR ZONING AMMENDMENT

6 FEB 12, 2013 RE-ISSUED FOR
ZONING AMMENDMENT

SCALE: 1/4"=1'-0"

MAIN FLOOR PLAN

North

KEY:

EXISTING 2x4 WOOD FRAME WALL CONSTRUCTION
C/W NEW 2" FURRING, AND 1/2" GWB ON INTERIOR SIDE

NEW WALL

NEW DOOR

EXISTING DOOR
TO REMAIN

WALL TO BE
REMOVED

DOOR TO BE
REMOVED

GENERAL NOTES:
1. ALL MEASUREMENTS ARE ESTIMATES.  SITE MEASUREMENTS ARE

REQUIRED.
2. ALL NEW INTERIOR WALLS SHOWN AS 2x4 WOOD STUD WITH

1/2" GWB EITHER SIDE U.N.O.
3. ALL EXISTING EXTERIOR WALLS TO REMAIN 2x4 WOOD FRAME

CONSTRUCTION WITH NEW 2" FURRING TO ALLOW FOR
INSULATION REQUIREMENTS.

4. ALL NEW EXTERIOR WALLS TO BE OF 2x6 WOOD FRAME
CONSTRUCTION.

5. ALL STRUCTURAL ELEMENTS AS PER STRUCTURAL ENGINEER.
5. ALL EXTERIOR DIMENSIONS TAKEN TO OUTSIDE OF EXTERIOR

SHEATHING UNLESS NOTED OTHERWISE.
6. ALL INTERIOR DIMENSIONS TAKEN TO OUTSIDE OF STUD UNLESS

NOTED OTHERWISE.

25










OVINGTON

421 OAK STREET
NEW WESTMINSTER, BC

SECTION & DETAILS

1/4"=1'-0"

JUNE 25, 2012

C.B.

1204

A4.1

RENOVATION

REV. DATE DESCRIPTION

1 JULY 16, 2012 ISSUED FOR CLIENT/CITY REVIEW

2 JULY 30, 2012 RE-ISSUED FOR CLIENT/CITY REVIEW

3 AUG 01, 2012 ISSUED FOR BUILDING PERMIT

4 AUG 07, 2012 RE-ISSUED FOR BUILDING PERMIT

5 NOV 26, 2012 ISSUED FOR ZONING AMMENDMENT

6 FEB 12, 2013 RE-ISSUED FOR
ZONING AMMENDMENT

1
A2.1 SCALE: 1/4"=1'-0"

SECTION A-A

2
A2.1 SCALE: 1/4"=1'-0"

SECTION B-B
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City of New Westminster 
 

R E P O R T  

 
DEVELOPMENT SERVICES DEPARTMENT 

 

To:                 Members of the Advisory Planning 

Commission 

 

Date: February 19, 2013 

From: James Hurst, 

Development Planner 

 

File: REZ 049 

Subject: Proposed Rezoning of 620 Salter Street  

 

 

RECOMMENDATION 
 

THAT this report be received for information 

 

 

PURPOSE 

 

An application has been received to rezone the property at 620 Salter Street to allow a 54 

unit townhouse development. The purpose of this report is to provide information to the 

Advisory Planning Commission on this rezoning application.  

 

BACKGROUND 

 

Owner: CMS Development Ltd 

6220 Kerr Street, Vancouver B.C. 

 

Architect: Matthew Cheng Architects Inc. 

#202-670 Evans Avenue, Vancouver B.C. 

 

Existing Zoning: Queensborough Neighbourhood Residential 

Dwelling Districts (RQ-1) 
 

Proposed Zoning: Queensborough Townhouse Districts (RT-3) 

 

Official Community Plan Land Use 

Designation: 

 

 (RM) Residential – Medium Density 
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Official Community Plan  

Development Permit Area 

Designation: 

 

#9 East Queensborough (Queensborough #4) 

Site Characteristics: 

 

Frontage: 280.3 feet (85.4 metres) 

Depth: 310.0 feet (94.5 metres) 

 

Site Area: 2.2 acres (0.9 hectares) 

AREA MAP 

 

 
 

DEVELOPMENT SITE  

 

The development site consists of two elements. The first element is the legal lot 

addressed as 620 Salter Street. That lot is 87,160 square feet (8101.6 square metres). The 

property at 620 Salter Street is zoned Queensborough Neighbourhood Residential 

Dwelling Districts (RQ-1). The site was formerly utilized for arboriculture (tree farm). 

There are no buildings presently on the site. 

 

The second element is undeveloped portion of Boyne Street adjacent to the 620 Salter 

Street site. The portion of the site is not zoned. In 2005 the City of New Westminster 

considered the rezoning of the site of the current Eagle Crest Estates townhouse 

SUBJECT 
SITE 
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development at 160 Pembina Street. At that time the City considered the undeveloped 66 

foot wide Boyne Street right of way between South Dyke Road and Salter Street to be 

excess to the City’s needs. The easterly 33 feet of the road allowance was closed and sold 

to the developers of the Eagle Crest Estates project.  

 

The City proposes to sell the remainder of the Boyne Street right of way adjacent to the 

620 Salter Street site to the applicant for this project should the rezoning application be 

successful. The road right of way in question is 33 feet wide and 310.6 feet long for an 

area of 10,249 square foot (952.7 square metres). The value of the property would be 

determined by an independent appraisal. 

 

This would yield a site of 97,179 square feet (9,032.8 square metres). The City requires a 

dedication of 2,493 square feet for road development. This leaves a development site of 

94,686.9 square feet (8796.9 square metres) 

 

The site is flat with an average elevation of 3.3 feet (1 metre) above sea level. The site is 

located within the Fraser River Flood Plain. The minimum elevation for habitable space 

in this area is 11.5 feet (3.53 metres) above sea level.  

 

PROPOSAL 

 

All 54 proposed townhouses are three-bedroom units with two off street parking spaces 

per unit. In addition, the development proposes ten visitor parking spaces. The proposed 

density is 24 units per acre (59.3 units per hectare), with a floor space ratio of 0.74. The 

average unit size is 1,327 square feet (123.3 square metres).The project has 27 units with 

side by side parking spaces and 27 units with tandem parking spaces. The tandem spaces 

will require a Development Variance Permit to be considered by Council as part of the 

consideration of this project. 

 

This proposal is comparable to other multi-family residential projects in Queensborough, 

both constructed since 2005 and projects under consideration by council to date (see 

Appendix #2).  

 

SITE CONTEXT  

 

To the east of the subject site is a 51 unit townhouse development zoned Multiple 

Dwelling Districts (Low Rise) (RM-2A) developed in 2007 with a density of 20.4 units 

per acre (8.3 units per hectare). This site is designated (RM) Residential – Medium 

Density in the Official Community Plan. 

 

To the south of the subject site are two vacant parcels of land addressed as 34 and 36 

South Dyke Road. These parcels are zoned Queensborough Neighbourhood Residential 

Dwelling Districts (RQ-1). These parcels are designated (RM) Residential – Medium 
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Density in the Official Community Plan. A preliminary application has been received for 

36 South Dyke Road showing 9 townhouses. If rezoned the site at 34 South Dyke Road 

could support 12 – 15 townhouses. 

 

Adjacent to the subject site on the west side is 702 Salter Street, zoned Queensborough 

Neighbourhood Residential Dwelling Districts (RQ-1). That site was formerly used for 

arboriculture (tree farm). There is a house on the site. This site is designated (RM) 

Residential – Medium Density in the Official Community Plan. A rezoning application 

has been received for that site for a 63 unit townhouse development. 

 

To the north of the subject site are single detached properties zoned Queensborough 

Neighbourhood Residential Dwelling Districts (RQ-1) with site areas averaging 6,513 

square feet (1,985 square metres) with one lot at 13,065 square feet (3,982 square 

metres). Each lot has one house and the majority were built between 1970 and 1990 with 

one home being built in 1911. These properties are designated (RL) Residential – Low 

Density. 

 

Wood Street is not developed on the west side of the property. City staff and the 

community have identified Wood Street as an important north/south connection in the 

community. The draft Queensborough Community Plan identifies that this street will be 

an important link between the South Dyke Road portion of the perimeter trail and the 

existing trail on the North Arm of the Fraser River.  

 

 

OFFICIAL COMMUNITY PLAN CONSIDERATIONS 

 

On January 21, 2013 Council gave third reading to Official Community Plan Amendment 

Bylaw 7575, 2012. That bylaw will amend the Official Community Plan Land Use 

Designation of the site from (RL) Residential – Low Density and (RM) Residential - 

Medium Density to entirely (RM) Residential - Medium Density. That bylaw will be 

adopted in the next 6 weeks. The Official Community Plan describes the (RM) 

Residential - Medium Density as:  

 

 (RM) Residential – Medium Density: this area will contain medium 

density multi-family residential uses such as row houses, stacked 

townhouses, and low rises. Depending on the provision of public amenities, 

a density bonus may be provided in order to reach the upper limits of 

density in this area.  

The site is in the #11 East Queensborough (Queensborough #4) Development Permit 

Area. The intent of this designation is: 

#11 East Queensborough (Queensborough #4) 
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The East Queensborough area, identified as Development Permit Area #11 

and as Development Permit Area #4 in the Queensborough Official 

Community Plan, is designated to accommodate a range of multi-family 

dwelling types. This Development Permit Area protects development from 

hazardous conditions arising from the floodplain and establishes objectives 

and guidelines for the form and character of multi-family development. 

The full Development Permit Designation is attached as Appendix #1. 

SUSTAINABILITY CONSIDERATIONS 

 

A Sustainability Report Card has been received for this proposal, which is attached in 

Appendix 4. The proposal is generally supportive of the City’s sustainability objectives in 

terms of the use of passive solar design, providing ground & family oriented units and 

providing a more intensive land use to support local businesses. 

 

 The following table summarizes key sustainability attributes: 

 

Sustainability Report Card  

Highlights of the proposal: 

Storm water Management 

 

Use of Passive Solar 

Design 

 

Drought tolerant 

landscape materials 

Provides public 

amenities  

 

Provides ground 

oriented units 

More intensive land 

use to support local 

businesses 

 

Net increase in City’s 

property tax base  

 

Items not pursued in the proposal: 
Not achieving  an 

recognized industry for 

energy efficiency  

Diversity of unit sizes  

 

DISCUSSION 

 

The Queensborough Community Plan is currently under review.   When rezoning 

applications are received during this review process, direction is then needed from City 

Council regarding the timing of the consideration of these applications.  

 

The current designation of the property at 620 Salter Street is (RM) Residential – 

Medium Density. This designation would allow a medium density residential 

development. During the current plan review process, this designation has not been 

questioned or raised as a concern by the public, staff or Council.  
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An information report was presented to Council seeking direction on the processing of 

this application while the Community Plan process was underway. Council directed Staff 

to proceed with the typical review process, and to bring the application forward for 

Council consideration when the technical and Committee review process was complete. 

The information report on this application was received by the Advisory Planning 

Commission on March 20, 2012. 

 

DEVELOPMENT PROCESS 

 

The next steps in the development review process are outlined below: 

 

1. Information report to Council. - Done 

2. The application is circulated for review to all City Departments. - Done 

3. The applicant will attend a future Queensborough Residents Association meeting 

to discuss this concept and may also hold a public meeting. - Done 

4. The site development and architectural design of the project reviewed by the New 

Westminster Design Panel. – March 27, 2012 and September 25, 2012 

5. The application will be considered by the Advisory Planning Commission.  

▪ Information Presentation March 20, 2012 

▪ Formal consideration – February 19, 2013 

6. Queensborough Residents Association Meeting – May 2012 

7. Council consideration – Receipt of Planning Report, Advisory Planning 

Commission Report and Zoning Amendment Bylaw – 

8. Public Hearing  

9. Development Permit 

 

 

CONCLUSION 

 

An application has been received to rezone the property at 620 Salter Street to allow a 54 

unit townhouse development. The purpose of this report is to provide information to the 

Advisory Planning Commission on this rezoning application.  

 

 

 

 

 

 

  

James Hurst 

Development Planner 
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Development Permit Area  

Objectives & Guidelines 
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New Westminster Official Community Plan Bylaw 6476, 1998 

Page 153 

#11 East Queensborough  

The East Queensborough area, identified as Development Permit Area #11 

and as Development Permit Area #4 in the Queensborough Official 

Community Plan, is designated to accommodate a range of multi-family 

dwelling types. This Development Permit Area protects development from 

hazardous conditions arising from the floodplain and establishes objectives 

and guidelines for the form and character of multi-family development. 

Objectives 

The objectives of this designation are: 

• Secure public access to the waterfront and other amenities 

• Preserve or enhance elements of the natural environment in 

juxtaposition to development 

• Implement a unifying architectural approach that continues the 

established character of Queensborough as a riverfront village 

community 

• Small commercial uses to serve the neighbourhood may be 

considered along Ewen Avenue. Home Based Businesses facing the 

street along Ewen Avenue are encouraged 

Guidelines  

Development permits issued in this area shall be in accordance with the 

guidelines indicated in the Queensborough Official Community Plan. 

Queensborough Official Community Plan 

Page 133 

Development Permit Area #4 
The are identified in as Development Permit Area No. 4 on Map 6 is designated to 

be a residential mixed density area, to accommodate a range of multiple family 

residential dwellings. This area is designated in order to protect development from 

hazardous conditions and to establish objectives and provisions of guidelines for 

the form and character of multiple family development. 

 

For discussion of the multiple family development refer to the section on housing. 
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The objectives of this designation are: 

 

i) to establish a theme for the area; 

ii) to establish a fully serviced level of quality; 

iii) to secure public access to the waterfront and other amenities; and 

iv) to preserve and enhance elements of the natural environment in 

juxtaposition to development. 

 

Development permits shall be required to incorporate the above noted elements 

into the drawing. 

 

Development permits issued in this are shall be in accordance with the following 

guidelines: 

 

a) the scale and massing of buildings should relate to each other by 

following an approved maritime or riverfront village theme. 

b) the shape and exterior finishes of buildings should be sufficiently 

varied to avoid a monotonous appearance when the development is 

viewed as a whole. Natural materials (e.g., wood shingles, wood 

siding, wood windows) are encouraged. 

c) the shape, slope and finish of the roofs should be such that when 

viewed from above they appear clean and attractive, and can retain 

this quality over time. 

d) the development should have a sense of unit, but should not be made 

monotonous thought repetition of building form. 

e) exterior lighting and signs should be unobtrusive, in scale with their 

surroundings and be used to unify the development. 

f) Technical approaches to noise abatement shall be employed in 

building construction in the area. 

g) all parking should be beneath of behind buildings and well 

concealed from public view. 

h) all sites shall be well landscaped. 

i) all commercial areas shall have ornamental sidewalks and street 

trees. 

j) where a development is adjacent to a body of water, the natural 

water course is to be enhanced. 

k) landscaped be placed adjacent to major highways to form visual and 

acoustic barriers. 
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MULTIFAMILY RESIDENTIAL  

COMPARISON CHART  
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 Number 

of units 

Units 

Per Acre 

Floor Space 

Ratio 

Average 

Unit Size  

Status 

      

Current Townhouse 

Applications 

     

620 Salter St. 54 24 0.74 1327 sq. ft. Current 

Application 

702 Salter St. 63 23 0.80 1321 sq. ft. Current 

Application 

      

Pending Townhouse 

Applications 
     

30 South Dyke 

Road 

8    Rezoning pending  

34 South Dyke 

Road 

12 - 15    Rezoning pending 

36 South Dyke 

Road 

9    Rezoning pending 

Approved 

Townhouse Projects 

     

      

42 South Dyke Rd. 36 23 0.77 1450 sq. ft. Approved 2011 

1100 Block Ewen 61 30 0.86 1250 sq. ft. Constructed 2011 

Windsor Mews 

1010 Ewen 

68 29 0.91 1360 sq. ft. Constructed 2005 

Coopers Landing 

935 Ewen 

154 26 0.82 1370 sq. ft. Constructed 2005 

Eagle Estates 

150 Pembina 

51 20 0.65 1415 sq. ft. Constructed 2007 

Alexander Walk 

1211 Ewen 

36 24 0.72 1320 sq. ft. Constructed 2007 

303 – 307 Jardine 

Street 

8 28 0.84 1300 sq. ft. Approved 2008 

      

Approved Mixed 

Use Projects 

     

1130 Ewen 33 23 0.78 1400 sq. ft. Under construction 
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DESIGN RATIONALE 

& PROJECT PLANS 
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Land Use Rationale for 54 Unit Townhouse Development at 620 Salter Street, New 
Westminster, BC 
 
Project Description 
This application proposes a 54 unit townhouse development at 620 Salter Street in a manner 
consistent with the current OCP and Neighborhood plans’ “Medium Density Residential” Land 
Use designation for the area.  The development will consist of 10 three storey buildings, each 
containing 2 to 8 townhouse units on a 2.231 acre parcel of land which is currently a tree farm.  
This proposed site area includes the South end of Boyne Street. This portion of Boyne Street 
has not been constructed yet and the current development plan proposes to incorporate the 
land area planned for this street. 
 
All 54 proposed townhouses are 3 bedroom units with 2 off street parking spaces per unit which 
would create a neighborhood with strong presence of home owning families.  In addition, the 
development proposes an ample number of visitor parking spaces (10) for the convenience of 
the visitors. 
 
Land Use Rationale 
The City of New Westminster is widely seen as an important city in British Columbia with small 
town historic charm.  One should note that much of this small town charm emanates from the 
densely woven downtown core area with definite heritage significance in both built environment 
and cultural environment.  Small scale historic architectural details are a definite contributor to 
this quaint attractiveness of the City. 
 
As the Official Community Plan notes, however, the City has been growing and will continue to 
grow steadily, to reach the population of 84,000 by the year 2021.  To accommodate and 
manage this expected growth, it is natural to assume that the demand for dousing has been 
increasing and will continue to increase. 
 
As the Official Community Plan notes again, most of the land in New Westminster is already 
occupied and developable land is very limited.  Since over-densification of the downtown core 
would risk compromising the small town historic charm of the City by drastically changing the 
Cityscape with numerous high rise apartment buildings or large blocks of townhouse or 
apartment blocks in the downtown area, one desirable pattern of densification is “redevelopment 
and intensification of underutilized land.  
 
We believe that the subject site at 620 Salter in the Queensborough neighborhood fits this 
description perfectly.  This area has been historically underutilized for residential purposes at 
least partly because of its low lying, flood plain levels periodically subject to historical flood 
activities.  As seen in recent years, however, the demand for townhouse type housing units in 
this area has been so substantial that, the City of New Westminster recently created a new 
zoning (RT-3 and RT-3A) to properly deal with planning and construction of this typology. 
 
 
Conclusion 
We believe that the proposed land use and development will enhance the community of both 
the immediate neighborhood within the Queensborough area and the greater community of the  
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       MATTHEW CHENG ARCHITECT INC. 
                          # 202-670 Evans Ave., Vancouver, B.C., Canada V6A 2K9  
      TEL:    (604) 731-3012             FAX:   (604) 731-3908  

      CELL: (604) 649-0669             Email: matthew@mcai.ca 

                 Kenneth@mcai.ca 
_____________________________________________________________________________________________________________________ 

 

 

 
City of New Westminster by providing not only the much needed medium density ground 
oriented family housing that is sensitively and attractively deigned but also by relieving the 
historically significant downtown area of having to over-densify to accommodate the steadily 
continuing population growth. 
 
 
Kenneth Kim    
Matthew Cheng Architect Inc. 
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 June 2011

Planning Division

SUSTAINABILITY 
REPORT CARD

PROJECT TYPE: 
Date: _______________________________________________________

Project Address:_______________________________________________

Rezoning or
Development Permit Number: ___________________________________

Short Description of Project:______________________________________ Economic

Social & Cultural

Environment

Categories

RE
Q

U
IR

ED

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

1 Includes a plan for construction waste 
disposal, specifying what percent of materials 
to be recycled. See Metro Vancouver’s DLC 
Waste Management Toolkit.

Recommended: 
60% of waste for demolition (by weight)
80% of waste for construction (by weight)

Waste & 
Materials

/1

Recycled material: 

= _________ % of demolition

= _________ % of construction

/1

2 Uses construction techniques which minimize 
site disturbance (sedimentation & erosion) 
during the development phase. 

See specifi cations in the City’s Building Permit 
Requirement Package.

Stormwater

/1 /1

RESIDENTIAL

Page 1

Page 11

Page 8

RE
Q

U
IR

ED

April 19 2012

620 Salter Street, New Westminster, B.C.
 VERSION # 2

REZ00049
54 3-BEDROOM TOWNHOUSE UNITS IN 11 BUILDINGS
WITH 72 SIDE-BY-SIDE STALLS & 44 TANDEM STALLS

1

60

40

The site is vacant of any structures
and materials to be recycled.
Landscaping as mulch.

1

1

Sediment and erosion control
will be determined by the design
and consultation of a civil engineer.

1
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Page 2

RE
Q

U
IR

ED
RE

Q
U

IR
ED

RE
Q

U
IR

ED
RE

Q
U

IR
ED

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

3 Provides for stormwater retention & 
evaporation, and groundwater treatment & 
recharge in the stormwater management 
plan. 

See Metro Vancouver’s Stormwater Source 
Control Design Guidelines.

Stormwater

/3 /3

4 Uses drought-tolerant landscaping and/
or high-effi ciency or captured rainwater 
irrigation systems. 

Stormwater

/1 /1

5 Provides plants and staked trees in accordance 
with the BC Landscape Standard. 

Habitat

/1 /1

6 Uses energy-effi cient lighting in individual 
units and common areas. 

Energy 
Effi ciency

/1 /1

7 Provides programmable thermostats in each 
unit. 

Energy 
Effi ciency

/2 /2

620 Salter Street, New Westminster, B.C. April 19 2012

3

stormwater will be managed
through several different systems,
including rain-water leaders and
surface collection of rain-water in
common amenity spaces, which
will retain any surface water prior to
being filtered through draintiles and
sediment-control/ oil recovery
sumps.

3

1

drought-tolerant landscaping will
be utilized in combination with
rain-water capture through
rain-barrel cisterns for planter
watering in drought conditions
along with any req'd.
high-efficiency irrigation systems.

1

1

plants and staked trees will be
selected as per BC Landscape
Standards through the design and
consult of a registered BC
Landscape Architect.

1

1

energy efficient lighting will be
provided in all common areas in
addition to strategic placement
within each unit's common living
spaces, such as Living and Dining a

1

2

programmable thermostats wil be
provided in each dwelling unit to
control ambient temperature of
each unit.

2
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Page 3

RE
Q

U
IR

ED
RE

Q
U

IR
ED

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

8 Provides EnergyStar-rated appliances.
 
See www.energystar.gov under ‘Products’.

Energy 
Effi ciency

/1

Detail type of appliance:

/1

9 Uses low-VOC (volatile organic compound) 
products such as paints, carpeting and 
adhesives to improve indoor air quality.

Waste & 
Materials

/1 /1

10 Above City requirements, provides 4-stream 
recycling collection (newsprint, paper, 
containers, organics) in a secure common area 
as per Draft Metro Vancouver Recycling Space 
Standards (Appendix A).

Waste & 
Materials

/2

Recycling space proposed:

= ___________ sq ft

/2

11 Achieves a recognized industry standard for 
energy effi ciency or sustainable design, such as 
LEED; BuiltGreen Gold; BC Hydro PowerSmart 
Gold; Energuide 82; or performance 25% better 
than the Model National Energy Code.

Building Rating

/8 /8

EARLY STAGE

EARLY STAGE

620 Salter Street, New Westminster, B.C. April 19 2012

0
appliances will be selected and
purchased by each owner. 0

1

carpeting, paint and adhesives will
be low VOC.

1

2

162

Each unit will be provided with
storage space (3 s.f./unit) for their
individual units needs for 4-stream
recycling.

0

common area recommended

0

Not provided

0
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Page 4

Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

12 Provides open greenspace and other greened 
features, including landscaped common areas 
and walkways to green the built environment. 

Provides space for growing food in common 
areas (i.e. at-grade gardens or raised planters). 

Habitat

/3 /3

13 Retains sound original trees and landscape 
features or provides a net gain in tree canopy 
and landscaped area. 

See specifi cations in the City’s Building Permit 
Requirement Package.

Habitat

/2 /2

14 Maximizes use of passive solar design to 
reduce excessive heat loss/heat gain and 
reduce energy consumption. 

Examples:

• Sites/masses buildings to maximize 
natural lighting on sides with limited solar 
exposure.

• Provides operable windows on two sides of 
units to allow cross-ventilation.

• Uses landscaping & deciduous trees to 
limit summertime solar gain & maximize 
wintertime  solar access.

• Limits overall amount of exterior glazing to 
minimize seasonal heat loss/heat gain: 

• If possible, state the glazed area % of 
envelope = _______%
Recommended: Below 60%

• Uses exterior window shading devices to 
limit excessive solar heat gain.

• Uses high albedo (“white roof”) roofi ng to 
limit heat gain/heat island effect. 

Energy 
Effi ciency

/4 /4

EARLY STAGE

EARLY STAGE

EARLY STAGE

620 Salter Street, New Westminster, B.C. April 19 2012

2

A common amenity space will be
provided for children to play.

2

2

There are no remaining tress on
this site. However, similar trees will
be planted. All trees will be new. 2

Property formally used as a
tree farm, so no net gain
possible; provided trees in-line
with similar townhouse
developments

50
3

Units are designed to utilize
cross-ventilation with operable
windows at both front and rear of
units.

Deciduous trees and landscaping
will be used to shield
harmful/strong solar rays and
mitigate excessive heat-gain in
units in the summer time, while
providing maximum light and heat
in the winter months.

limited glazing will be provided to
reduce solar heat-gain in the
summer and heat-loss in the winter.

Units will incorporate acceptable
roof over-hangs to shield upper
windows. 4
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

15 Achieves building energy performance above 
Building Code requirements. 

Energy 
Effi ciency

/4 /4

16 Incorporates alternative energy systems, such 
as geo-exchange, solar, or district energy. 

Example: Solar or geo-exchange systems for 
building hot water heating.

Alternative 
Energy

/4

Specify % of energy provided:

/4

17 Provides a co-op vehicle and assigned parking 
space as per City parking reduction incentive 
policy. 

Zoning By-law Section 150.74 allows a 3-space 
parking reduction if a co-op vehicle & space is 
provided. See also www.modo.coop.

Transportation

/1 /1

18 Incorporates use of recycled and/or salvaged 
materials, including those salvaged from 
on-site or off-site heritage buildings. 

Facilitates salvaging of on-site heritage 
materials by contractors or persons/groups 
with a heritage interest.  

Recommended:  

Recycled-- minimum 7.5%*
Salvaged/Refurbished-- minimum 10%*.

*% of total building material cost. Note also 
that heritage lumber/siding must be graded.

Waste & 
Materials

/2

Specify % of material:

/2

19 Incorporates landscaped roofs on concrete 
buildings to improve building energy 
effi ciency, reduce heat island effect & 
stormwater runoff, and create habitat & 
biodiversity. 

  

Stormwater & 
Habitat

/3 /3

EARLY STAGE

EARLY STAGE

EARLY STAGE

620 Salter Street, New Westminster, B.C. April 19 2012

2
Low E tinted windows are being
provided on south and west
elevations.

2

0
Not provided.

0

0

Not provided.

0

There are no existing building to
salvage building materials from on
this site.

N/A

Not applicable. There are no
concrete buildings proposed for
this site.

N/A
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

20 Provides 20 cm (8 in) of topsoil as fi nished 
grading for groundwater recharge and 
stormwater retention/evaporation.

Stormwater

/1 /1

21 Reuses existing topsoil and other soils through 
on-site or nearby storage and topsoil screening 
or other related practices.

Stormwater

/1 /1

22 Removes invasive species* and incorporates 
native or adaptive species which provide 
multi-storey habitat (groundcover, shrubs & 
trees).

*Defi ned by Invasive Plant Council of BC 
www.invasiveplantcouncilbc.ca

Habitat

/1 /1

23 In wood-frame buildings, incorporates high-
effi ciency HVAC systems (heat recovery 
systems, variable speed fans, etc.).

Energy
Effi ciency

/2 /2

24 Provides electric plug-ins to support use of 
electric vehicles.

Recommended: 10% of resident stalls.

See BC Hydro’s Electric Vehicle Charging 
Infrastructure Deployment Guidelines

Transportation

/1

% of resident stalls:

/1

620 Salter Street, New Westminster, B.C. April 19 2012

1
A minimum of 8" of top soil will be
provided. 1

1
Top soil will be retained for re-use
on site in central amenity space
during construction.

1

1

The existing site will be cleared of
all vegetation. A combination of
native and non native plants will be
used to create a diverse mixture of
plants in a multi-storey habitat

1

0

Not provided.

0

1

10% of the visitor stalls (1 stall) will
be provided with a monitored
pay-per-use electric plug-in stall for
an electric car.

1
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Environment APPLICANT STAFF
Subject Area Score Explanation Score Comments 

25 INNOVATION— 
ENVIRONMENTAL SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

26 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
ENVIRONMENTAL ITEMS /51 /51

620 Salter Street, New Westminster, B.C. April 19 2012

This project is striving to densify a
low-density neighbourhood with
townhouses.

Due to the site being located well below the
dike level and the existing and proposed
street-levels, the site will require alot of fill
to build the site up to match proposed and
existing adjacent street and pathway
grades.

26 out of 46 25 out of 46
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

27 Provides adaptable housing design features 
above City requirements. 

Includes other adaptable housing & barrier-
free design features beyond Building Code. 

Examples: Housing for the lifespan of all 
people including children & parents with 
strollers; visitability features. 

Accessibility

/3

% of adaptable units:

/3

28 Provides ground-oriented units. Housing

/1 /1

29 Provides a diversity of unit sizes. Housing

/1

Unit Type % of Total

/1

30 Provides long-term market or non-market 
rental units. 

Housing

/5 /5

31 Includes affordable market housing units. Housing

/4 /4

32 Includes a professional heritage conservation 
plan.  Achieves a recognized industry 
standard* for heritage conservation. 

*Defi ned in “Standards & Guidelines for the 
Conservation of Historic Places in Canada”. See 
www.historicplaces.ca

Heritage

/4 /4

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

620 Salter Street, New Westminster, B.C. April 19 2012

0

Because of the Flood Control
Level , the site will not be able to
provide any barrier-free access to
unit living space which must be
above the flood control-level (much
higher than the finished grade.

N/A - nature of building from
and FCL of Queensborough

1 All units will be ground-oriented. 1

0

3-bedroom 100

0

2 All are purchase-able units that may
or may not be rented-out.

0

4
All units are geared to providing
affordable multi-family homes. 0

competitive market housing

0

Not provided. N/A
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

33 Includes reuse of an existing heritage 
structure through restoration or 
rehabilitation. May include re-location. 

Heritage

/2 /2

34 Includes references to historic site or 
neighbourhood character or history in the 
proposed architecture and/or land use. 

Integrates authentic and existing heritage 
features such as signs, garden walls, gates, 
sidewalks, and/or heritage trees/landscaping. 

Heritage

/2 /2

35 Provides public amenities above City voluntary 
amenity contribution policy (check all that 
apply): 

a) Child care facility
b) Communal gardens
c) Play areas
d) Public art
e) Public gathering place

f) Other___________________

Amenities

/4 /4

36
Provides private amenities (check all that 
apply): 

a) Accessible green roof
b) Play areas
c) Social gathering place

d) Other____________________

Amenities

/2 /2

EARLY STAGE

EARLY STAGE

EARLY STAGE

EARLY STAGE

620 Salter Street, New Westminster, B.C. April 19 2012

0

Not applicable to this site. N/A

2

Landscaping will reference the site
previous use with the inclusion of
similar tree's in a tree-grove.

2

✔

✔

✔ street and sidewalk

3

Will provide a large open amenity
space that includes several
children's play areas in addition to
public seating in the open amenity
space.

A new street and sidewalk will be
provided along new Wood Street
and a new pump house will be
introduced. In addition a new urban
trail will be provided.

4

✔

✔
1

Open amenity space will serve
both the private development and
the public.

2
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Social & Cultural APPLICANT STAFF
Subject Area Score Explanation Score Comments 

37 INNOVATION— 
SOCIAL/CULTURAL SUSTAINABILITY ASPECTS 
NOT CAPTURED ABOVE:

38 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
SOCIAL & CULTURAL ITEMS

/28 /28

620 Salter Street, New Westminster, B.C. April 19 2012

13 out of 22 9 out of 22
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Economic APPLICANT STAFF
Subject Area Score Explanation Score Comments 

39 Results in net increase in the City’s property 
tax base.

Employment

/4 /4

40 Creates more intensive use of land that 
supports local businesses. 

Land Use

/2 /2

41 Redevelops a contaminated brownfi eld site. Land Use

/4 /4

42 Supports and/or is compatible with the 
ongoing viability of surrounding existing 
commercial or industrial employers. 

Supports walking to shops & services 
by strengthening an existing/planned 
neighbourhood centre or broadening its 
current retail/service mix.  

Land Use

/3 /3

43 INNOVATION— 
ECONOMIC SUSTAINABILITY ASPECTS NOT 
CAPTURED ABOVE:

44 CONSTRAINTS— 
UNIQUE SITE ASPECTS WHICH LIMIT 
SUSTAINABILITY ACHIEVEMENT:

TOTAL SCORE: 
ECONOMIC ITEMS /13 /13

EARLY STAGE

EARLY STAGE

EARLY STAGE

620 Salter Street, New Westminster, B.C. April 19 2012

4
Yes, the increased density and
change of use of the three lots will
increase the tax base for the
existing lots.

4

2

Yes, the increase in density of this
lot will facilitate the continued and
increased frequenting of local
businesses and establishments.

2

0 Not applicable. N/A

3

The densification of this
neighbourhood and particularly this
site with the introduction of a new
Urban trail will strengthen the
existing neighbourhood. 3

9 out of 9 9 out of 9
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APPENDIX A 

 
 
Draft Metro Vancouver Recycling Space Standards 
 
(Note: Access Standards may be added at a later date) 
 
In addition to storage space for the deposit and collection of garbage or refuse: 
 

1.1 The minimum size of the centralized recycling storage space for multi-family residential buildings and hospitality 
lodgings shall be the ggreater of: 

(a) 5 m2 (53.8 sq ft) or 
(b) the space allocation determined by multiplying the number 

of housing units by 0.19 m2  (2.05 sq ft) 
 

1.2 For new multi-family building construction only, the centralized recycling storage space must also include a “Flex 
Space” for storage of other reusable or recyclable materials. The required size of this space is 50% of the space 
allocation for recyclable materials specified in Section 1.1. 
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Summary Project Scoresheet

Address: 620 Salter Street

Date: April 20 2012

Category: RESIDENTIAL

Rezoning or DP Number: REZ00049

Description: 54 unit townhouse development 

Environment
Max. 
Score as %

Social & 
Cultural

Max. 
Score as % Economic

Max. 
Score as %

Maximum Score-- 
Residential 51 28 13

Items Not Applicable
Items 18, 19, 32, recycle material 2 heritage 6 brownfield 4

41 landscape roof 3

TOTAL Not Applicable 5 6 4

Maximum Score-- 
Residential on this Site 46 22 9

Missed Points 21 13 0

Points & Score Achieved 25 46 54% 9 22 41% 9 9 100%

Sustainability Highlights
achieved items

missed items

ENVIRONMENT SOCIAL ECONOMIC
net tree gain public and private amenities maximizes density
supports Queensborough trail networks supports Queensborough retail/ jobs

LEED/BuiltGreen rating, energy-efficient systems affordable market housing none
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