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Heritage Policy for the Use of Heritage Revitalization Agreements

Heritage resources are the physical elements of the past that make each

community distinctive. Historic buildings, sites and landscapes reflect the forces

t hat shape a community and helhpgtorpamdbpl e t o u
development.

Each heritage building, structure and landscape is unique and will have its own
distinct set of character-defining elements. These will range from the tangible
features (such as massing, materials, construction, decorative details, how and
where it sits on the site, and its relation to its surroundings) to the intangible
features (such as memories, stories, associated people or events, its sense of time
and place).

Heritage conservation is about conserving heritage resources and achieves this
goal in part through the management of change. It is a comprehensive and
continuous activity that has its foundation in legislation and in community
participation and support. Over the past decade, there has been a shift in heritage
conservation philosophy throughout the country; work has evolved from a purely
form-based approach to a values-based approach. No longer are heritage
resources evaluated for their architectural and aesthetic values; now consideration
is given to cultural, educational and spiritual values as well.

Legislation for heritage conservation in British Columbia was revised in 1994;
triggering a number of changes in how heritage conservation is managed within the
Cityods over al | ThelLaal GovenngienpActprovedsesdocal
governments with a number of effective tools for heritage conservation programs.

One of the most flexible and complicated heritage tools available to Local
Governments is the Heritage Revitalization Agreement (HRA) - a powerful bylaw
that is negotiated between a property owner and the City. An HRA7 tries to
balance private and public interests, heritage conservation and development,
liveability and densification, philosophy and realism. The implementation of the
HRA must have clear guidelines on where and when it is an appropriate tool to use,
how it should be used, and how it relates to other important City policies.
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Definitions
Following are heritage terms that are particularly relevant to this document:

Character-defining Elements

are the materials, forms, location, spatial configurations, uses and cultural
associations or meanings that contribute to the heritage value of a historic place,
which must be retained in order to preserve its heritage value.

Community Heritage Commission

is authorized under the Local Government Act for the purpose of
advising a local government on heritage matters or undertaking
other activities authorized by a local government.

Community Heritage Register

is a list established and maintained by a local government that
identifies real property considered by a local government to be
heritage property. The Register gives notice to prospective buyers
that a property is important on a community level and it enables
staff to monitor proposed changes to those properties through the
permit application process and through licensing. In addition,
properties listed on the Heritage Register are eligible for special
provisions in the BC Building Code Alternate Compliance Methods
section.

Conservation
includes any activity undertaken to protect, preserve, or enhance the heritage value

or heritage character of heritage property or an area.

Heritage alteration permit
is a permit issued under the Local Government Act, to allow
changes to be made to a protected heritage property.

Heritage character
means the overall effect produced by traits/features which give
property/area a distinctive quality or appearance.

Heritage Conservation Plan

establishes the existing value and condition of a heritage iz A
resource, and the steps that will be taken for its conservation. The foIIowmg
components should be included in a Heritage Conservation Plan:

Historic Brief

Statement of Significance

Existing Condition Assessment and Documentation, including plans and
photographs

Conservation Procedures

> >

p>N
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Heritage designation
means protection of land or an object under either Section 4 of the Heritage
Conservation Act or under Part 27 of the Local Government Act.

Heritage property
is property that has sufficient heritage value or heritage character to justify
conservation, or is protected heritage property.

Heritage value

means a historical, cultural, aesthetic, scientific or educational
worth or usefulness of property or an area. The heritage value of
a place is embodied in its character-defining materials, forms,
location, spatial configurations, uses and cultural associations or
meanings.

Preservation

is the action or process of protecting, maintaining and/or stabilizing the existing
materials, form and integrity of the historic place, or of an individual component,
while protecting heritage value.

Rehabilitation

is the action or process of making possible a continuing or compatible
contemporary use for the historic place, or of an individual component, through
repair, alterations and/or additions, while protecting its heritage value.

Restoration
is the action or process of accurately revealing, e
recovering or representing the state of the historic place, '
or of an individual component, as it appeared at a e

particular period in its history, while protecting its heritage et -
value. e

Statement of Significance | ’
is a succinct written expression of heritage value and
includes the following sections:

A a brief description of t

A an identification of the

the historic place, and 841 Roval Ave.
A a list of i t-definmgelemenispal character
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Guiding Principle and Objectives for the Use of Heritage
Revitalization Agreements

Principle:  Preserve and encourage the rehabilitation of valued heritage
resources using a clear Heritage Revitalization Agreement policy.

Objectives:
1) Ensure that the HRA policy is integrated with other important City policies.

2) Ensure that HRAs are used appropriately, and that they balance both public
and private benefits.

3) Create an application process that is clear.

4) Establish a follow-up procedure to ensure that heritage conservation work is
completed as promised.

Compliance with the HRA Policy does not guarantee approval of an HRA.

\

Melrose Wall on
Sixth St.

Trapp Building on
Columbia St.
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1) Ensure that the HRA policy is integrated with other important
City policies

Official Community Plan (1998)

The Official Community Plan (OCP) sets out the

Citybés goals, objectives rth
character of existing and future land use and
servicing requirements. con

vision for future growth and specifies how this will be
achieved.

The HRA Policy is in line with the OCP heritage goals
of:

Preserving and enhancing historic assets.

Promoting the conservation of historically and culturally significant buildings.
Encouraging the renovation of heritage structures that are part of a heritage
streetscape to be sympathetic to and complement the surrounding context.
Identifying and supporting the understanding of heritage and promoting the
value of heritage.

> > >

In addition, the HRA Guidelines address the more general OCP goals of:

A Maintainingand enhancing the Citygdicancedenti ty a.
within the province.

Maintaining and enhancing the unique physical character of the City and its
neighbourhoods.

Encouraging a liveable community through housing and heritage

conservation.

Providing a variety of housing choices.

Balancing opportunities for development with historic preservation.

>> > >

Affordable Housing Strategy (2009)

The proposed strategy addresses homeownership and
rental housing, non-market and market housing using a
variety of measures. Rental housing is of particular DRAFT
concern and takes top priority in the strategy. Alongside
rental housing is a focus on housing choice in the
homeownership market, particularly for low and
moderate income households. The Affordable Housing
Strategy provides a guiding vision and framework upon
which specific policies and directions can be based.
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These are:

1) Facilitate the development of affordable market and non-market housing.

2) Address the potential loss of existing affordable/rental housing.

3) Establish an environment that allows the private market to build affordably.

4) Increase housing choices for seniors and for residents with mobility
limitations.

55  Ensure and enforce safety standaads i n th
market rental housing.

6) Effectively communicate information regarding housing initiatives and
programs

The HRA Policy works with the Affordable Housing Strategy by facilitating
affordable market and rental housing, and by giving incentive to the private market
to build affordably. In addition, it has the potential of facilitating site-specific
solutions that address the need for housing choices for seniors and residents with
mobility challenges.

Liveable City Strategy: An Economic Development Plan for New Westminster
(2008)

The Liveable City Strategy guides future economic growth in New Westminster and
provides a planning process to establish a framework with which to proactively
advance the local economy. The Liveable City Strategy was one of the 2006-2007
Priority Projects prepared within the framework of the
Citybés Corporate Strategic
The Strategic Plan, prepared in 2004, reinforces the
Official Community Plané somplete community
objectives by setting a vision for New Westminster to
become:

New West

e amodern, vibrant and sustainable economic hub
for the lower mainland.

o aliveable city of safe, healthy balanced
neighbourhoods.

e acity that is proud of its heritage and intimately
connected to the riverfront.

Implement |
"Green"
Initiatives

The HRA Policy works with the Liveable City Strategy by encouraging and
facilitating pride in heritage resources and by facilitating the continuation of
balanced and liveable neighbourhoods.
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2) Ensure that HRAs are used appropriately and that they balance
both public and private benefits

The appropriate and balanced use of HRAs can be divided into four categories:

Relocation of a Single Family House
Increase in Floor Space

Subdivision

Facade Retention

Relocation of a Single Family House

One of the first principles of heritage conservation establishes that a heritage
resource should remain on its original site (in situ) in order to preserve its historic
context. However, there are situations when a heritage resource cannot remain in
situ due to development or other pressures. Typically, this situation applies to
single family houses, especially when the house is located on a lot that is allowed
much greater density or that is zoned for a
different use.

In situations when a house must be either
relocated or demolished, it is preferable to
relocate it, rather than see it demolished.
Relocation also addresses the issue of material
unnecessarily going to the landfill by ensuring
that the majority of the structure is re-used.

Sixth Ave house on the

Policy Parameters: move to Saint Patrick St.

A All applications that involve relocation through the use of an HRA must be
consistent with the Official Community Pl
Character 0 go al they pertain topstaeetscapeanti ar as
neighbourhood context.

A The project must s &tandasds and Guidelines fprthme et t he
Conservation of Historic Places in Canadao .

A The house to be relocated must respect it
pattern, setback and open space patterns once it is relocated on its new lot.

A ltis recognized that homeowners may wish to construct additions to the
relocated house. The ability to construct additions to the relocated house will
depend on the size of the new lot, the level of heritage restoration being
proposed, the location, size and design of the proposed addition. All
additions must mee t  tSthnelard$ and Guidelines for the Conservation of
Historic Places in Canadao
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Increase in Floor Space

Many HRA proposals request additional floor space in order to make the overall

heritage project work, both in terms of use and in terms of financial viability. In

these situations, the proposal is carefully evaluated for the potential impacts this

extra floor space may have on the house and on the neighbourhood. The
architectural design of the n&amdamslalnd t i on i s
Guidelines for the Conservation of Historic Places in Canadaofor compatibility to

the identified heritage values of the building.

For a building to be truly conserved, it must be used. An empty and abandoned
building quickly deteriorates. At the same time, a new
use may not be compatible with the layout and size of
a heritage building and could potentially damage the
historic integrity of the building. Retaining the same
use for a heritage building is ideal and is a first
principle in heritage conservation, as it ensures the
long-term and stable context of the building.

At the same time, it is understood that old buildings
must earn their keep and inevitably need some level
of upgrade and/or alteration in order to adapt them to
the needs of a new occupant and a new time.
Environmental and sustainability concerns must be |
addressed, which often requires a change to | New addition to 626 Tenth
plumbing and electrical systems, a response to heat s am—
loss/gain problems, and repairs to or replacement of failing materials. It is also
reasonable for property owners to take the opportunity to add solar, wind and/or
geothermal power sources.

Finally, for heritage conservation to be successful, it must meet a community
standard of reasonableness. A heritage building owner should be given the
opportunity to upgrade or add to the building, especially when the zoning allows it,
and provided the proposed changes do not impair the identified character-defining
elements of the building.

In the evaluation of each HRA proposal, the City follows the fiStandards and
Guidelines for the Conservation of Historic Places in Canadad and carefully
establishes if the project:
A protects the heritage value of the place
A conserves the changes to the place over time, recognizing that the historic
place is a physical record of its time, place and use
A ensures that physical interventions are appropriate
A creates minimal or no change to the character defining elements of the
building
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A ensures that the new construction is compatible with, respectful to and
_ identifiable from the old
A balances any conflicting requirements of the community

T h eStamdards and Guidelines for the Conservation of Historic Places in Canadao
recognizes that heritage buildings will have additions made to them and addresses
these situations:

A Construct a new addition to retain as many of the historic materials as

possible;

A Ensure the character-defining features are not obscured, damaged or
destroyed;

A Ensure the heritage value is not undermined;

A Consider the addition in terms of its relationship to both the historic place
and its surroundings;

A New work may be contemporary or may reference the historic place;

A New work should be compatible in terms of mass, materials, relationship of
solids to voids, and colour;

A New work must be distinguishable from old;

A Place the new addition on a non-character-defining portion of the building

and limit its size and scale.

Policy Parameters:

A It is recognized that homeowners
may wish to construct additions to
the building. The ability to construct
additions to the relocated house
will depend on the size of the new
lot, the level of heritage restoration
being proposed, the location, size
and design of the proposed
addition. Additions must meet the
fStandards and Guidelines for the
Conservation of Historic Places in
Canadaa

500 Fourth Ave.

A All applications that involve additions to the existing square footage of the
building through the use of an HRA must be consistent with the Official
Community Planés AHeritage and Neighbourh
particular as they pertain to streetscape and neighbourhood context and
must not exceed the allowable fsr by more than a factor of .1 for the above
grade portion of the building.

A The project must s Standassds and Guidelines forthme et t h e
Conservation of Historic Places in Canadao .
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Subdivision

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. Subdivision is seen as an appropriate incentive that offers
property owners a financial source that can be used for the heritage conservation of
their historic property.

In certain cases, proposed HRA projects request lots that are smaller than the

Citybs established s ub da6W00sqfioldependingankthat i ons o
neighbourhood). The City currently has one zone, Single Detached Dwelling

Districts (Compact Lots) (RT-2D) that allows for lots to be smaller than 4,000 sq ft,

against which the following principles were evaluated.

There are five possible scenarios where an HRA may be used to facilitate
subdivision of a property:

1. One lot with two existing houses that is subdivided to
allow each house to have its own lot.

2. One lot with one existing house that is subdivided into
two lots so that a new house can be built on the new
lot.

3. One lot with one existing house that is subdivided into
two lots so that a heritage house can be relocated to it.

4. One empty lot that is subdivided into two lots to allow
two relocated houses or one relocated house and one
new house.

= ‘E‘ET\AD'

T

5

CR 0.
| '

R *
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5. One lot with an existing house that is subdivided to
allow for multi-family infill.

Policy Parameters:

The majority of HRA-related subdivision proposals involve residential lots.
Therefore, the following policy parameters have been developed for residential
zones:

A Itis recognized that a new subdivided lot is a highly desired incentive for
heritage retention.

A All subdivision applications must be consistentwi t h t he Cityés wel |

established regulations for subdivision as they pertain to neighbourhood
context, character and servicing requirements.
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A The subdivision of property must reference streetscapes, open space, lot
size, relative distances between houses and density considerations.

A The RT-2D zone regulations of 3,000 square foot lots has demonstrated that
overall liveability standards can be achieved on small lots.

A HRA subdivision applications where the minimum lot size is below the
nei ghb o uaureotmididum lot size regulation, must demonstrate
higher heritage conservation retention.

From these parameters, a specific checklist has been established.
See Appendix A.

No-Sale Covenant/Security Deposit:

The City requires a guarantee from applicants that the heritage work will be carried

out according to the Heritage Conservation Plan and in a timely manner. The first
option is the pladedmentvenfawidedmsthabigohly s ub
discharged when the work has been substantially completed as per the Heritage
Conservation Plan.

A second option is the collection of a security deposit that is held by the City until
the work has been substantially completed as per the Heritage Conservation Plan.
Whil e feasible, this optisahnePacsolvenanstrengt

A third option is for the City to hold approval of subdivision until the work has been
substantially completed as per the Heritage Conservation Plan. This option is less
desirable due to the requirements of lending institutions to have two legal lot
descriptions as the basis for loans.

& 218 Burr St.
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Facade Retention

Partial demolition with facade retention of key commercial buildings, when
combined with the construction of a new building, has inspired community debate in
the past. To this end, it is important to have a clear set of guidelines that balance
the public and private benefits of this action.

Heritage conservation best practice requires that significant
heritage buildings and structures be retained in their entirety
on their original site and with enough original context to be
readableas6her it ageé

In some cases, however, the facade of a building may be the
only element that is practical and reasonable to retain. If itis
decided that keeping only the fagcade is a worthy option, then
the portion of the building that will be demolished should be
fully documented prior to and during the demolition process.
In addition, a heritage professional should develop a heritage
conservation plan to guide the entire process.

Policy Parameters: InterUrban
Building on
A The building must have a Statement of Significance Columbia St
and a Heritage Conservation Plan.
A The project must satisfactorily meet the
Conservation of Historic Places in Canada

A Facade retention and partial demolition may be allowed if it does not result in
a significantlossofthe bui | di ngbés historic value, i
only one important fagade and is abutted by buildings on both sides.

Past Proposal for the A The proposed partial demolition should be limited to

Trapp Block on Columbia parts of the building that have little or no heritage
significance as identified in the Statement of
Significance.

A Partial demolition may occur on elements of the
building that are beyond physical repair.

A If a new structure is built behind and/or above an
historic facade, it should minimize the visual impact on
the facade.

A The design of the new structure should be sympathetic
to and respectful of the historic facade.
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A At least a one-room or one-bay depth should be retained in order to allow an

understanding of the relationship between the exterior and its original
interior.

A A new interior space that is built directly behind the historic fagade should be

compatible with the facade in terms of scale, form and dimensions (including
window openings).

A The floor levels in the new structure should match the historic floor levels. If
this is not practical, then the new floors or ceilings should not be visible
through the window openings of the historic fagade.

Belltown, WashingtonDC

Toronto, Ont

Bucharest

Samples ofagade retention
from around the world.

Vancouver, BC
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3) Create an application process that is clear
Eligibility

Any property that is identified by the City as having heritage value may be

considered for an HRA. If no heritage assessment has occurred on a property, the
applicant is asked to complete the OHistoric
conduct a preliminary heritage assessment.

A property thatis listedontheCi t y0s Heritage Resource |l nven
provided it is placed on the Heritage Register and has a Statement of Significance.
Any property | isted on the Cityds Heritage F

already had its heritage value established.

In addition to a heritage evaluation,a pr opertyoés eligibility for
assessed against neighbourhood context and character, streetscape, and existing
zoning. A further analysis of the public and private benefits will also take place.

Public benefit may take the form of:

Long term protection of the property
Restoration or rehabilitation of the resource
Extended lifecycle of the resource

Improved site condition/beautification of streetscape
New historic information and
documentation

I > > > >

Private benefit may take the form of:

Subdivision

An increase in square footage and
density

Change of use i
Zoning relaxations (parking, setbacks,

etc.)

> > D>

Il n summary, the foll owing wil/ be consider ed
eligibility for an HRA:

Heritage value of the resource

Neighbourhood context

Streetscape character

Existing zoning, especially lot sizes and density
Balance of public and private benefits

Level of neighbourhood support

I > > I >
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To ensure clarity, assessment criteria have been developed to assess proposed
HRA projects. See Appendix A.

Encourage Professional Involvement

The City acknowledges that HRA projects range in size from large-scale
commercial/residential to small-scale residential. Medium- and large-scale projects
typically use the services of professional architects, heritage consultants,
engineers, landscape architects, code consultants, etc.

In the case of an individual homeowner who is seeking an HRA, the cost of hiring
professionals may seem onerous. Notwithstanding, the participation of
professionals will make the HRA process smoother by:

A providing drawings that have all of the
required information in a format that is
accepted by the City

A assisting the homeowner with the
application process

A making public meeting and Council
presentations

A potentially reducing the application
timeline significantly

" 600 Block Columbia St. =
Pro-forma/Financial Study

A pro-forma is a financial analysis of the project that takes into account as many
variables as possible. It is a forecast of the costs and profits involved in the project
being proposed. Some of these cost considerations may include (and are not
limited to) such items as:

General costs:

Permits and application fees

Professional fees (architect, engineer, heritage consultant, etc)
Construction costs

Legal fees

New or repaired building foundation

Interior upgrades

Landscaping

Works and Services Agreement costs

On-site signage prior to Advisory Planning Commission public input

Costs associated with sub-division:
e School site acquisition fees
e Greater Vancouver Sewage and Drainage District Charges
e Development Cost Charges
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Undergrounding of electrical wires

New fire hydrant

Site servicing requirements (sewage, water, storm drainage)
Road and/or sidewalk upgrading

Transit study

Costs associated with the relocation of a building:

Tree pruning along moving route

Relocation of light standard(s) and/or telephone pole(s)

Fees to remove and then re-attach electrical wires along moving route
Relocation permit fees (for night-time moves and resulting noise)

The City strongly encourages every applicant to carry out a pro-forma as early in
the application process as possible, particularly as it is not unusual for an HRA-
facilitated subdivision and relocation project to cost from $200,000 to $300,000.

HRA on Land Title

Within thirty days of a Heritage Revitalization Agreement being adopted by Council,
the HRA is registered on the property title. This way, even if the structure being

protected is somehow destroyed, through natural disaster, neglect or wilful damage,
the legal obligations still apply to the property. There are four main reasons for this:

1) An HRA on the land title gives the owner incentive to maintain the building
and keep it safe from hazards.

2) An HRA often gives owners a special right or relaxation in exchange for the
long-term protection of the site i e.g., subdivision. If the building were lost
and the HRA only applied to the building, then the owner would no longer
have the obligation of protecting and maintaining the building but would still
have the advantage of the subdivision.

3) An HRA can include terms of action in the event of the damage or
destruction of the building. For example, the HRA may set out the obligation
that any new building must be in a heritage style acceptable to the City.
Without this, the owner could design a new building that had no reference to
what was there before it, thus losing all historic significance.

4) Finally, an HRA can protect landscape features, views and other potentially
important heritage elements that do not include actual structures.
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