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property in the Heritage Conservation Area. Regardless, new buildings and some additions 

(on both protected and non-protected buildings) would be required to meet Provincial 

standards as it relates to energy efficiency through the BC Building Code.  

ADMINISTRATIVE POLICY 

The Administrative Policy provisions for the Heritage Conservation Area were endorsed by 
Council on May 1, 2017. The provisions of these policies would be incorporated into the 

appropriate heritage related procedures bylaws. Included in this report are amendments to the 

following bylaws which would implement the administrative policy provisions:  

1. Bylaw No. 7929, 2017 to amend Heritage Alteration Permit Procedures Bylaw No. 

7859, 2016 (Attachment 3 to this report); 

 

2. Bylaw No. 7928, 2017 to amend Heritage Procedures Bylaw No. 7606, 2013 

(Attachment 4 to this report); and 

 

3. Bylaw No. 7930, 2017 to amend Development Services Fees and Rates Bylaw No. 

7683, 2014 (Attachment 5 to this report) 

Staff is requesting Council’s consideration of the above three amendment bylaws for Frist, 
Second and Third Readings. These bylaws could be adopted by Council after adoption of the 

OCP Amendment Bylaw which would bring the proposed Heritage Conservation Area into 

effect, should Council chose to proceed with the policy. These amendment bylaws do not 

require a Public Hearing.  

The following sections describe how the combination of these bylaws would apply to each 

Heritage Alteration Permit application type, and for which properties. 

Applications for Exterior Renovations 

 Heritage Alteration Permit (HAP) applications for renovations to the exterior front, 

sides or visible roofline of an existing house would be required for properties in the 
Advanced (Protected) category. 

 

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

list of materials. 

 

 Applications would be evaluated by staff against Section B of the Design Guidelines 
(Schedule B of Attachment 1).  In cases where interpretation of the Design Guidelines 

requires further analysis, the Standards and Guidelines for the Conservation of 

Historic Places in Canada would serve as a guide. Council adopted the Standards and 

Guidelines in 2008 as a best-practice manual for the evaluation of heritage projects in 
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the City, and the guidelines are currently used in evaluating all Heritage 

Revitalization Agreement applications. Staff would work with HAP applicants to 

address any aspects of the proposal that did not meet the intent of the Design 

Guidelines. 
 

 The City would have the authority to deny an HAP until the proposed changes were 

deemed to be consistent with the Design Guidelines. 
 

 Council would delegate the authority for approval of renovation HAPs to the Director 

of Development Services. 
 

 Applicants would have the option to appeal to Council should they disagree with the 

decision of Council’s delegate, the Director of Development Services. 
 

 No fee would be charged for renovation permits. 

  Once an HAP has been issued, the applicant would be able to apply for other required 

City permits. 

Applications for Demolition 

 Heritage Alteration Permit (HAP) applications for demolition of an existing house 

would be required for properties in the Advanced (Protected) and Special Limited  

category.  
 

 Demolition application would require submission of a heritage assessment prepared 

by a heritage professional with membership in the Canadian Association of Heritage 
Professionals (CAHP). Applicants could choose to also provide other information in 

support of their application, such as conditions assessment, restoration quotes, etc. 

The preparation of all submission materials would be at the cost of the applicant. 

 

 Applications would be evaluated by staff using an evaluation check-list to ensure 
transparency and consistency. To complete the checklist, staff would evaluate the 

application against guidelines which were informed by the neighbourhood’s 
Statement of Significance (2017), a Neighbourhood Context Statement (2008), and 

the work of the Queen’s Park Working Group (2015). The evaluation would take into 
consideration: 

 

o potential to achieve density entitlements without eliminating heritage value; 

o heritage merit of the building; and, 

o condition of the building, including the degree to which heritage elements 

remain. 
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 The checklist would provide a “score”, with applications achieving below a certain 
baseline score being considered reasonable for demolition. The City would have the 

authority to deny an HAP for applications achieving a score equal to or above the 

baseline score of 61%. 

 

 Council would delegate the authority for approval of demolition HAPs to the Director 
of Development Services. 

 

 Applicants would have the option to appeal to Council should they disagree with the 
decision of Council’s delegate, the Director of Development Services. 
 

 Should the demolition HAP be rejected, the owner would be able to apply for a 
renovation HAP which would be reviewed according to that process. The City would 

work with the applicant to identify how the existing entitlements could be achieved 

through renovation to the existing building, in compliance with the Design 

Guidelines. 
 

 Should the demolition HAP be approved, the applicant would be able to apply for a 

Demolition Permit. 
 

 Demolition HAPs would have an expiry date of three years from issuance, which 

would allow owners to plan ahead. 
 

 A fee of $1,430.00 would be charged for demolition HAPs. This fee represents the 

estimated cost recovery for Development Services staff review ($930.00) and a cost 
recovery charge for Legislative Services notification ($500.00) where required. 

 

 In addition, an applicant would be required to pay in the order of $1,500.00 as a 
consultant fee for their heritage assessment. This would mean a total cost for the HAP 

application of about $2,930.00. This would not include fees associated with the HAP 

application for new construction, and Building or Demolition Permits, should the 

application be approved. 

Applications for New Building Construction 

 Heritage Alteration Permit (HAP) applications for the construction of a new 
residential building would be required for all properties in the Queen’s Park Heritage 
Conservation Area.  

 

 New building construction applications would require submission of proposed site 
plan and elevations, including proposed list of materials, and a street context 

rendering. 
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 Applications would be evaluated by staff against Section A of the Design Guidelines ( 
Appendix 2 of Attachment 1). This would include an analysis by staff of the 

characteristics of the streetscape and buildings on both sides of the subject property’s 
block to determine the key aspects within which the new building must seek to “fit 
in”. Applicants would be encouraged to apply for their HAP permit and receive this 

evaluation prior to finalizing the design of their new house. 

  The City would have the authority to deny an HAP until the proposed building were 

deemed to be consistent with the Design Guidelines and “fit in” with the streetscape 
context. 
 

 Council would delegate the authority for approval of new building HAPs to the 

Director of Development Services, the Director of Development Services. 
 

 Applicants would have the option to appeal to Council should they disagree with the 

decision of Council’s delegate. 
 

 A fee of $930.00 would be charged for HAPs for new construction. This fee 

represents the estimated cost recovery for Development Services staff review 
($930.00). 

 

 Once an HAP has been issued, the applicant would be able to apply for other required 
City permits. 

Applications to Move Between Protection Levels 

 The owner of a property in the Limited (Non-Protected) or Limited Special (study) 
categories could apply to the City to have their property protected. The owner of a 

property in the Advanced (Protected) category could also apply to have their property 

protected more strongly. Such applications would be made via the following: 

 

o Voluntary application to list the house on the Heritage Register or to Designate . 

This application would follow the current City process for such applications. 

No fee is associated with these applications.  

o Application for a Heritage Revitalization Agreement. Though the City would 

explore incentives for the Queen’s Park Heritage Conservation Area as a next 

step, should the Heritage Conservation Area be approved, there would remain 

the opportunity for property owners to negotiate additional incentives in 

exchange for full restoration and Designation of the house. 
 

 The intent of the Heritage Conservation Area is to protect buildings from 1940 and 

earlier, and to ensure the design of new buildings “fits in” with neighbourhood 
character. The demolition HAP application process provides the appropriate means 
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for owners to have their property evaluated to determine if it may be removed from 

protection through demolition. As such, it is unlikely that staff would support 

applications to move from the Advanced category into the Limited category. 

However, an owner could apply to the City to do so, regardless of the building’s 
construction date, through an Official Community Plan (OCP) amendment, as 

follows: 

 

o Given that this would effectively permit the building to be demolished or 

renovated without the requirement for City review, such an application would 

be evaluated using the same submission requirements and evaluation criteria as 

the demolition HAP application process. 

o Applications would be processed under the City’s typical OCP application 
process for heritage related land use applications, including review by the 

Community Heritage Commission and Advisory Planning Commission, and 

would be considered for adoption by Council. 

o A fee of $1,860.00 would be charged for these applications, as per the standard 
OCP text amendment fee. This fee represents the estimated cost recovery for 

Development Services staff review ($930.00) and a cost recovery charge for 

the mandated Public Hearing ($930.00). 

o In addition, an applicant would be required to pay in the order of $1,500.00 as a 

consultant fee for their heritage assessment. This would mean a total cost for 

the OCP text amendment application of about $3,360.00.  

DISCUSSION 

Potential Negatively Impacted Properties 

Coriolis Consulting determined that the negative impacts of the Heritage Conservation Area 

proposal could include: 

 

 Increased costs of extensive renovations on an older house which may exceed the cost 

of entirely new construction for similar total floor area; 

 A reduced ability to achieve the full density allowed under zoning, depending on the 
existing geometry of the house and lot; and 

 Smaller homes often have interior layouts that are difficult to alter, particularly when 

there are constraints on adding new space. 

 

Coriolis also confirmed the cost of the impacts listed above could potentially be mitigated 

through zoning-based incentives, such as a floor space bonus. However, in some cases, the 

characteristics of the existing house and lot could restrict the use of this extra floor space, or 

the ability to add an infill unit on the property. Coriolis Consulting has also worked to 

determine the criteria under which some houses may experience a decrease in value and not 

be able to benefit from the proposed incentives.  
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