CITY OF VANCOUVER

ADMINISTRATIVE REPORT

Report Date: June 15, 2005

Author: Yardley McNeill
Phone No.: 604.873.7582
RTS No.: 05159

CC File No.: 1401-84

Meeting Date: July 14, 2005

TO: Vancouver City Council
FROM: Director of Current Planning in consultation with the Director of Real
Estate Services and the Director of Legal Services
SUBJECT: Heritage Revitalization Agreement and Designation for 1356 west 13"
Avenue
RECOMMENDATION
A. THAT Council authorize the City to enter into a Heritage Revitalization

Agreement for the house at 1356 West 13" Ave, to secure the rehabilitation
and long term protection in exchange for relaxations described below and
illustrated under DE# 409177 (See Appendix A);

549 m2 (5,910 sq.ft.) of bonus density;

Permit two principal buildings;

Permit the proposed four unit Multiple Conversion Dwelling;
Permit relaxations of the side yard setback requirements and
vertical and horizontal angle of daylight for the proposed tower;

and
e Other zoning variances should the lots be subdivided in the
future.
B. THAT Council approve the designation of the house at 1356 West 13" Avenue,

listed in the “B” category of the Vancouver Heritage Register, as municipally
protected heritage property.

C. That Council instructs the Director of Legal Services to bring forward for
enactment the bylaws to authorize the Designation and the Heritage
Revitalization Agreement.
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Further that the Director of Legal Services be instructed to prepare a side
agreement for the timely restoration of the house and its protection during the
construction process.

GENERAL MANAGER'S COMMENTS

The General Manager of Community Services RECOMMENDS approval of A, B, and C

COUNCIL POLICY

Heritage Polices and Guidelines: Councils Policy states that resources “identified in the
Vancouver Heritage Register have significance”, and that “the City’s long-term goal is to
protect through voluntary designation as many resources on the Vancouver Heritage Register
as possible” and that legal designation will be a prerequisite to granting certain bonuses and
incentives.

RM-3 District Schedule
RM-3, RM-5, RM-5A, RM-5B, RM-5C and RM-6 Multiple Dwelling Guidelines

PURPOSE and SUMMARY

This report seeks Councils approval to designate and enter into a Heritage Revitalization
Agreement (HRA) with the owner to secure the long term protection of the house at 1356
West 13" Avenue in exchange for zoning relaxations.

Urban Design Group Architects Ltd. have submitted a Development Application (DE409177)
for 1350 West 13" Avenue, which proposes to restore and rehabilitate the heritage house,
convert it to four strata-titled units, demolish the other two buildings on the site and
construct a new multiple dwelling tower. The proposal seeks an increase in floor area along
with other zoning variances to make the project economically viable. The owner has offered
to enter into a Heritage Revitalization Agreement with the City to both sanction the zoning
variances and encumber the lands with long term protection of the heritage house.

The resultant development is consistent with the intent of the zoning regulations for this area
and Council’s policies with respect to heritage property. Staff recommend approval of the
designation and HRA with the accompanying bonus density for use in the new tower.

BACKGROUND

Site: The site, located in the South Granville area of the City between Birch and Hemlock
Street on 13" Avenue, consists of three mid-block properties having a combined frontage of
45.7 m (150 ft.) and a depth of 38 m (125 ft.) with a total site area of approximately 1742 m2
(18,750 sq.ft.). The lots would be consolidated as a requirement of this proposal. Presently
three buildings occupy the lands:

o 2 storey heritage house listed in the “B” category on the Vancouver Heritage
Register, at 1356 West 13™ Avenue, constructed in 1910, containing 10 rental units;
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[ )
8 rental units; and
[ ]
owner occupied.

3 storey apartment building at 1366 West 13" Avenue, constructed in 1958, containing

2 Y storey character house at 1376 West 13" Avenue, constructed in 1912, which is

Context: The surrounding context (see map below) is highly varied and ranges from original
housing stock dating to the early 1900s to new market residential towers. Directly across 13th
Avenue are several 3 storey residential buildings and to the East, a 7 storey residential
building. Across the rear lane is an 8 storey residential building and to the West, a 2 %2 storey
house. Two other heritage buildings are within the vicinity and located on either end of the

block.
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Zoning: The site is zoned RM-3 which permits medium density residential development
including high-rise condominium buildings, and provides bonus floor area incentives for high
guality open space, parking and daylight access to residential units. The provision to permit
hi-rise residential towers to a maximum height of 120 feet, was adopted by Council in 1961,
and has not been altered since that date. A development on this site that did not contain a
heritage building could expect to achieve up to 1.82 FSR and a height of 120 feet.

Rate of Change: The proposal is to remove the 18 rental units existing in the heritage house
and the apartment building and replace them with 40 market dwelling units. Council’s policy
states that the loss of rental units in RM-3 should be regulated to maintain a balance of
tenant versus owner occupied suites. In 1997, Council directed staff to monitor the rate of
change and report back when the loss of rental units had reached 5.0 % of the overall number
of units. To date, the area has only experienced a 0.33% loss of rental units, well below the
5% maximum. Therefore, Council’s direction is not required on this matter. Staff notified the
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residents in the 18 units that would be displaced by this development on May 2, 2005 and
received no responses. Given the development history in the area, staff support the proposal
and note that Council’s polices with respect to Rate of Change in the RM-3 area, have been
met.

DISCUSSION

Development Proposal: A development application has been received to retain the heritage
house at 1356 West 13" Avenue, convert the building to four strata-titled units, demolish the
character house and apartment building and construct a new multiple dwelling tower
containing 36 dwelling units. The historic elements of the heritage building will be preserved
and restored under a Heritage Revitalization Agreement. In exchange for the retention of the
heritage house, the owner is requesting 549 m2 (5,910 sq.ft.) of bonus density to off-set the
costs of conservation. The additional density will be constructed in the new tower and equate
to approximately 2 additional floors. RM-3 permits tower heights to reach a maximum of 36.6
m (120 ft.). The proposed development will have 13 storeys and a height of 35.8 m (117.5 ft.)
as measured to the top of the parapet wall. (Note: Elevator machine rooms are excluded from
the height maximum). The proposed tower is relatively narrow with a floor plate of 2,770
sq.ft. and designed to minimize view impacts for the neighbours to the south. The ground
plane will be landscaped to provide both private outdoor space for both buildings and a well
defined landscaped setting as seen from the street. (See reduced drawings in Appendix A)

Given the age of the character house at 1376 West 13" Avenue and its likely qualification on
the Vancouver Heritage Register, staff considered whether both houses could be retained and
still permit the site to develop to its full potential. Various scenarios were reviewed,
including moving the 2" building to the rear of the lot. However, given its size, it was
determined that the site could not accommodate both houses and still allow the property to
develop to its full potential. Of equal concern was the estimated bonus density needed to
compensate the owner for the retention of the 2" building. The bonus would likely have more
than doubled, given the added complexity of three buildings on the site and resulted in a new
tower well over the height maximums for the area. After careful consideration, staff
determined the best scenario was the proposed scheme which retains a valuable historic
building and produces a compatible form of development in the new tower.

Heritage Value: Built in 1910 and occupied in 1913 by Charles Cowan, the house at 1356 West
13" Avenue is a rare survivor of the area’s early development. Constructed in the Craftsmen
style of architecture, as evidenced in the asymmetrical massing, simple box-like form and
wide overhanging eaves, the building has three prominent front gables. Listed as a “B” on the
Vancouver Heritage Register, the heritage value of the site lies in it’s representation of a
large craftsmen bungalow and a rare surviving example of the original development in South
Granville.

Rehabilitation Plan: The heritage building is in fair to good condition with many original
features intact. The rehabilitation program will include converting the building to four strata-
titled units and upgrading the structure to meet the standards of the building code. The
basement floor will be lowered 12” to achieve an 8 ft. ceiling height and an addition is
planned to the rear of the building to replace the fire escape with an enclosed exit stair.

(See Appendix “B™)
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Proposed conservation work for the heritage features of the building include:

Exterior:

Asphalt roof shingles replaced with cedar shingles;

Existing wood windows restored and new windows to match where required;
Existing wood siding, trims, brackets etc, restored and matched where required;
Masonry porch details repointed and cleaned;

New foundation;

Brick chimney cleaned and repointed; and

True-colours proposal for exterior paint colours.

Interior

Main foyer beamed ceiling and wood staircase, cleaned and refinished;
Fir floors refinished;

Built-in sideboard and wainscoting, cleaned; and

Fireplaces cleaned.

Compatibility with Community Planning Objectives: The RM-3 District Schedule and Design
Guidelines have been met with the exception of the following areas:

e Relaxation to permit more than one principal building on the site;

o Relaxation of overall FSR on the combined three lots from the permitted 1.82 to 2.14
(bonus of 549 m2 (5,910 sq.ft.));

o Relaxation of the required side yard (heritage house, existing condition) from 2.1 m to
1.55 m; and

o Deletion of required vertical and horizontal angles of daylight for the tower;

The urban design criteria for RM-3 includes point towers within a landscaped setting. The
proposal offers a narrower tower than would be envisaged in the zoning and a second building
(i.e. the heritage house). The compromise in this proposal is in the number of buildings on
site and a marginally reduced side yard setback for the tower from the required 32 feet to
27.5 feet. A proposal that did not retain the heritage house could expect to produce a similar
tower in height, however with a larger floorplate. Maintaining the heritage building is of
benefit to the streetscape and the narrower tower permits views through the site. Staff have
reviewed the requested relaxations and determined that the proposal is compatible with the
surrounding community and meets the objectives of the RM-3 zoning regulations.

To further refine certain design aspects of the development and describe conditions to be
met prior-to issuance of the Development Permit, a prior to letter would be issued to the
owner following Council’s support for the HRA and zoning variances.

Heritage Revitalization Agreement: The owner has requested that the new tower not be
encumbered with long term maintenance requirements of the heritage house and vice versa.
The City’s interests in having the heritage house restored and protected will be met through
restricting occupancy of the tower until all work related to the heritage house has been
completed. Since the two buildings will be strata-titled, the long term maintenance
obligations of the heritage house will flow to the future owners of the strata lots within the
heritage house. To address the owner’s request, the HRA has been crafted to allow separate
obligations and variances for both buildings. Further, it is likely that the owner would pursue
a subdivision in the future to create two lots; therefore provision has been made within the
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HRA for any zoning anomalies that may arise as a consequence of the subdivision. In addition,
a number of provisions relating to Multiple Conversion Dwellings and Multiple Dwellings would
be varied by the HRA in order to permit the reconstruction of the proposal on the site in the
event the buildings were destroyed.

Vancouver Heritage Commission: On March 14, 2005, the Commission reviewed the
proposed scheme and passed the following motion:

THAT the Vancouver Heritage Commission (VHC) supports the proposed Development
Application for 1350 West 13" Avenue, as presented at the March 14, 2005 VHC meeting,
including relaxation of FSR from 1.8 to 2.15 and relaxation of horizontal and vertical
angles of daylight; and

FURTHER THAT the VHC recommends heritage designation and that the City of
Vancouver enter into a Heritage Revitalization Agreement with the Applicant.

Economic Viability: To make the rehabilitation of the heritage building economically viable,
the owner has requested bonus density. Real Estate Services staff have determined that 5,910
sq.ft. of bonus density is appropriate compensation for the designation and conservation of
the heritage building and that no undue profit would be generated through this bonus. Staff
have strictly applied the methodology described in Council’s Heritage Polices and Guidelines.
Referred to as Residual Land Value comparison, that methodology compares the value of an
unencumbered site (bare land), against the value of the encumbered site which retains the
heritage house. The goal is to equal out the costs to preserve and maintain the heritage house
with a development scenario where the heritage building is demolished.

Public Input: Following standard notification procedures, a site sign displaying the proposed
development was erected and 35 surrounding property owners and tenants of the site were
notified. Staff received 5 responses, all in opposition to the proposed tower. As noted earlier,
RM-3 zoning permits construction of multiple dwelling towers to a height of 120 feet. The
proposed tower does not exceed the height maximums for the area and has been designed
with a small floorplate to minimize view loss for developments to the south.

Since RM-3 zoning has been in place in this area since 1961, staff sent an explanatory letter to
the responding community to assist with their understanding of the provisions within the RM-3
zone with respect to new towers and offered to meet with them in advance of the Public
Hearing.
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FINANCIAL IMPLICATIONS

Approval of the report recommendations will have no financial implications with respect to
the City’s operating expenditures, fees or staffing.

CONCLUSION

The heritage house at 1356 West 13" Avenue is a valuable historic resource within the
neighbourhood, worthy of retention and long term protection and is supported by the
Vancouver Heritage Commission. The proposal will see the rehabilitation of the house with
the remainder of the site developed in accordance with the provisions of the area’s zoning.
Staff have reviewed the variances requested and concluded that the bonus density represents
fair compensation to the owner for costs incurred in the conservation of the heritage
building. Staff recommends that Council support the Heritage Revitalization Agreement and
designate the “B” listed house as protected heritage property.

* k kx * %



| ey o ysay i

APPENDIX ‘A’
1of 8

8 FANCINVA
“INNIAY B} LSIM 9281-95€)
ANINAOTIAIC TVIINACISTY

|

WOSHE - 007 ‘Rp ay Bupuysaford - sopous 10-60222'9272 N
10 W s g
POVI- + ity INWTOTLEIN L Pra
PUUST * WiKDIaon Losky G 32 Iraw 20U T LGN W PGr
LT AT TGO 3 IR
P+ iRy PESW * rynaly

AUl ¢ T ONEON W M 0 T
Ml 0T Do

PLTFC + IHOI N 104 % 43 30
[ RI2-FewE

199 Wowd S0 @
FAULKOT 153 4 Pr

SO » unvaly e o
PRUIT + WLNIINGN 4 N 43 TR udm.m_ﬂﬂlvu.uuﬂh
¥ L rOeT ¥ = a
BOY'9 + unalr PART 1 rahalr
FOTIT T WUOIHCALOD NG 0 3XE | PRIEC » WOl 104 N 43 T
Hd 0 1 rawe 1 O M Huri




e )
)
...A W aeda
: | T
e e
—d wvect  ITaam —
o v LTV TYAY oD SHOUICHT o3 MO « GROIS NSO 04 O 500G v
PARMIRTE FLALIFAS (L LSATRS HOJ AL 0L HODK SAYG MAld 80 WHHN ¥ M0 OHAERI 3 TH SOULSIT GlACikhNl
=z Nvid "WRAILLYH (il e THL G SHOUALLLGTS AHY GHLITH O to0d LTELHRN SYI5CHYT . HOtd TWADSAY NaLiH Wi HOLALSIS »
[re) “ATTIVA YRV CHY CMY IV EHTTE AT O HATYHES o VIReY “ATAMTS o M08 1Y LTI BAYIICHY] X0 KRS
wl WOSONYT “WHOLLIG WO TRZYTYAY WOl Lty s I RELARS CHY RRIVH & SUGHRIDES TREivH DI SRIG QY oG T va irv.n0)
L, I oW KLY AT L Y & RADS TXYLAIIZY HHH THL Y 05 M TLHDD O T O HIOE TKIAAORYLS YING 1L 9
A [w) [p— CRAFTR S EHVIND WAL IRV Cevaeris Ay KGH] 00 2 21 AMGICTHY TR RAY ST 5L N I I + LK
< o~
O MO MIOC D e Wik CHOHS IGELLSH HUNH DU @
HXT U0 okl EEiYd BV MU HONOM Y T
O BANTDUEA, o0
WRRAY T "M SLET DOLT *9SET 00 e P CO0H TR0 SIS R m
WsLdoieAB(] [RAUSPISTY VRO R Y H STV (G Y X @
A A
HOO U Te HINRA THEOS IV WyMas > 6 s’
o 70 WO BHI I HEY T R0 divkd Ot HLGRYIO L K
e o S T |
AUHETI 0% 04 G AT MY TR O T VT vl L &
Y itk £ VRt BT o 0
SO U0 T8 Od L RYAY st » .
OO (40 £2 FGU OHYMAGH LTRS e 0
HOOGYi0d G LTI HOR Y MR [] .
TR THERr b OO% U G Tt WX = 3
L. - HOOE°10d T [ 2
[y - riee-ory -y 0% 0d G4 soid ekd MR YR ik 1
WG 06 E 124 o0 n
OO 10d T 0B L1aNRH %
R AR 204 e ATOH v ® :
W) ey ¥ e T HOOU'0d e I VW =
iy ML L0 B AR Iy Rfed X0 " 1
-aauﬁa— HAOR WO G DEHYE0 HICH My A 13 Y
&aﬂg— T 0k Ba LTVANCHA YTV
sty BN HIOF U0 A e T HIY
OO 10 Y Aed ()
m v \
EQ AU T QOO Biead: 4_ A g
PG M2 R 0 (GTAE YRGS 0 U8 @ ok ety
QIR T b LIREHD WO
S GLS HE T2 N e Ldde n.-
P9V R4 (A WO DTN v P it i 3 4] Ty 03
T2 RO oG M €. B, ML K i Y o 0
v ST An L . 4 (i
T D A Tt vl d dH
AR ) P N EE W.
SXAVIY [ K% daiwvas WAVR_HORH ng 0
EE-10 UEEAK K0T DA W o
ot L Lt
¥
R PR i 0= i
MO PR WA P K0T T T GRS ] -
= e o2 QT Y,
bl a«n i Jerar Wt 15
o SISED TR 0 [
L 0 - g
D
Ll MDY [ R
w.,., o P2p PO, L
L3 h o
karfy "
s THF e
i 1 -
NI
- A N3 \ s
Sl ] - .
h .\lmm ! e
2 X »!
uUA S
7T A r. S
% 4_, )
M W N |
# .
/. - | S el
i la.lrvc_ﬂ aree Bﬁnr—..e_.au!sx
{
H
- GAY IRET A
- J—
Tumesp i e




TYNIGRAUSNOT

|

seze fi

A!

APPENDIX
3of 8

; 28 "YAANOONYA
INNIAV WEL 1S3M 9261-95E1
INFNAOTIAIE TVIINIQIS T

|

0-0 NOILOTS

e [ i RN 2 M)
N
= s L e e E T |
n
o
/]
i e ey 7
_ | 1
e =
|omee— *




!
]
5
i

wy
2w
G
o

i

IAI
| Ml S HEEY |5

APPENDIX
4 0of 8

I

28 SO0V
3NNIAY BEL LSIM 9261054
INJWa013A3C TYIINIAISTY

JSNOH FOVLIMIH

NOUVYATII 1S3M ONILSIXT

NOILYATTH 1SV ONILSIXT
ONUSIX3 - .
B e R - ! T T T e e T e e e e e o e - e,
(L] 25 [
- v — e eun,
TARERINN SUEN | KRN '
I T e & _ s
e, == % b J%—k
o — sy,
ey 2 U A IR | A R LA R R LA 4 1 K RIS LA
\q._ AL L T
t i e
7 —
_H:_.. m
[ AH T._WNWW . " L)
nes e —M._ ¥ I el %u -
e .
s e
o mWﬁ G S B R
NOLLYATIT HINOS ONILSIXS NOILVYAT'IZ HLEON DNILLSIXS
o e e e PEEER %@Em}.»#, ||||||||||||||||||||||||||||||||||||||||||||||| 5
O =10 ;
= I, = ; et
= T T 1% 1 %
TR
1)
u%r_l L L : |
EEN T [ B —
- e S g,
P .w«_m___‘:_n_l_mzw___—:_‘_u_:v_w__ _m_H_Z‘w_ m—_‘a
N 22
U T DY IREEI(R Ny g ..E" B /~ - T T TR
p N M IR RN m s |
1y h ] _ﬁ: Wi
—— B ‘_rH.k e
- NS .




0

1
B
§

a‘é
§§
73]
&8s

u,

i3
1

)

5938 |

" APPENDIX ‘A’
!

'50f8

HIANCINVA
‘INIAY UE) 1SIM 9261-958)
INIWNAOTIAI0 TYIINIAISTY

0

JSNOH IOYLINIH
ONILSIXT

NVTd HOO T QUL SNLLSHE

N¥Id 500 NIVIV DNLLSIXT

p iz

WY Td HOGT GNODAS DNLLSIXT

T

()
I

D

NVTd INIWISVE ONILSINT

_—

* 4
ron mny

T=




WO T TR TR AL
w.wmum L FIOTT AR [T
e R =
SNY'1d §O0Td
Q3850408 d

JSNOH 3DV 1834

G

A4 ORI - 2w et D8 BCTF

NYId H00T NiviY 035040d NV ININISVE 0380408

| el O 9a |3

i
L1 4 s 4y 41— it

APPENDIX ‘A’

60f 8

Ho

¥

ol

9 z
]|

J8 UANGINVA
NNIAY BEL 1S3M 92619561
INIWE0T3A30 TVIINITISRY

T o

SOOI 5

o

f FY

d I1§ |
ﬁ'_‘_-%“
iy
L
@C&I
Y

|

)
5

-
a
HE
!
Ll
—

P
>
P
> by

=
{
i

-

B
Iu.
N

-




,E i
| (@ ‘ ;;z ‘INIAYUCH ISTMOLEI9SE) 7 of 8
INTWJOTEAI0 MUNZAISY

7
al!?

3

t

‘ 08 EANOINYA APPENDIX ‘A’

H ‘ ;- | AT D RE l!J;k

HERITAGE HOUSE

Feb

"

PROPOSED THIRD FLOOR PLAN

ARl =4 20FT

PROPOSED SECOND FLOOR PLAN

AREA = 140 4 30 FT




il - L N s N

SNV ¥ ON.E

—

u

)

ﬁ HONE = ¥INF ARRT s rIHN
o HOO ISNOHINID ¥OLVATTT NVId 4007 HiZt
. _ M JE—

- oA
-
» . 5 y = |

APPENDIX ‘A’
8of 8
.
[—]
ip
r
X
51

79 HINOINVA
INNIAY BEL 1STM 9L81-9581
INTNJOT3A30 TWIINIQISTY

FRORLE WY FURLT < ¥IHY AR T-vany

NYTId SO0 Hikt NYTd 0074 HL0L OL 1SYI4 NV HOOTS ONNOXHD




APPENDIX ‘B’

1 of 3
1356-76 WEST 13TH AVENUE HERITAGE CONSERVATION REPC ___

HERITAGE CONSERVATION REPORT REVISE 25 January

2005
1356-76 West 13th Avenue

1.0 INTRODUCTION

The report is part of the process for the conservation and rehabilitation of the building as part of
the siteOs redevelopment. The study is to review the heritage value of the Craftsman heritage
building at 1356-76 West 13th Avenue located in the South Granville neighbourhood.

It is a fine, large example of this style of architecture and while it retains much original detailing
on the exterior the interior has been converted to a rooming house. It is proposed to convert the
building into a number of strata-titled residential units. A new residential tower, with
underground parking, is proposed for the western part of the site.

2.0 STATEMENT OF SIGNIFICANCE

Description of Historic Place
The building is a large two storey plus attic and basement Craftsman style house, now a rooming
house, at 1356-76 West 13th Avenue in the South Granville / west Fairview neighbourhood of

Vancouver.

Heritage Value

The heritage value of this building is primarily as a very good example of a large Craftsman style
house and one that is architecturally significance in the neighbourhood of west Fairview (now
generally known as South Granville). Built in ¢.1910 its first occupant, in 1913, was Charles
Cowan. Tt is now a roomning house with some self-contained suites. It is listed on the
Vancouver Heritage Register in the Bbpd category, but is not designated.

The craftsman bungalow flourished in Vancouver in the first decade of the 20th century reaching
the peak of its popularity - and the size of buildings - by the start of World WarI. They are
found throughout the city with rich concentration in neighbourhoods like Kitsilano,
Shaughnessy, Grandview- Woodlands; a few survive in Fairview.

Laid out in the 18900s and largely developed with the arrival of the streetcar in the early
19000, Fairview originally stretched from Cambie to Granville and from False Creek south to
the southern boundary (at the time) of Vancouver along 16th Avenue. Unlike neighbouring
Kitsilano (especially upper Kits or Talton Place, just west of Granville) where many buildings of
the style and era were built, much of Fairview was redeveloped in stages during the 20th century
with apartment buildings and towers replacing the earlier single family houses. The building at
1356-76 West 13th is a rare example of a survivor from the early days of this neighbourhood.
With its setback from the street, front porch, and backyard landscaping, set amid medium to high
rise apartment buildings, it contributes to the richness and history of the area.

Architecturally, the house features an unusual massing of front gables, with a dominant central
street-fronting gable with asymmetrical gables at the second floor projecting bay and at the main
floor porch. It has wide roof overhangs, eaves brackets and typical Craftsman style windows and

ROBERT LEMON ARCHITECT INC.
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bracketed window hoods. The original front door, sidelights and hardware are particularly fine.
Its shingle and wood siding cladding is typical of the period and is largely intact and in
reasonable condition, although the paint colour is not characteristic of the Craftsman style. The
broad front porch features robust granite piers. The interior features a good panelled stairhall,
several original fireplaces (one in granite matching the porch piers) and an excellent built-in
sideboard and panelling in what was the original dining room of the house.

Character Defining Features
overall roof shape and front gable configuration
porch and projecting upper floor projection
eave brackets and detailed window visors
shingle and bevelled siding
stone base and porch column bases
multi-paned windows with small lites in upper sash
front door and sidelights with hardware
entry foyer dado and beamed ceiling, fir flooring
stairway balustrade
stone fireplace and beamed ceiling in northwest room / Suite 3 (former parlour)
buffet, built-ins, dado and beamed ceiling in southwest room ? Suite 4 (former dining room)
brick fireplace, dado and beamed ceiling in northeast room / Suite 2 (former den?)
upper floor hallway fir flooring, stair balustrade

3.0 CONDITION
f 3.1  Exterior
very intact on north elevation
generally in fair to good condition
some decay of wood shingles
many windows original to house
rear elevation marred by fire escape; west eave bracket missing
settling noticed at recessed rear stairway
roof dormers appear to be later additions

3.2  Interior _
despite conversion to suites, much remains of original material and room configuration

original fireplaces in good condition
fir panelling and flooring intact in fair condition
built-in buffet and panelling in original dining in good condition

33 Systems
no sprinkler
outdated electrical and wiring
hot water radiator heating
40 PROPOSED REHABILITATION / OUTLINE SPECIFICATION

The building 1s proposed to be converted to four strata residential units with parking provided in
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APPENDIX ‘B’

of 3
1356-76 WEST 13TH AVENUE HERITAGE CONSERVATION REP

a separate building along the lane.

Based on the condition analysis, the following is an outline of the proposed rehabilitation work
which deals with heritage fabric on the building:

EXTERIOR Condition Conservation Comments

Roof fair roof replaced with cedar shingles (preservative
side dormers removed

Masonry good ~ inspect for condition; cleaning with low pressure water
colour and pointing profile; sandblasting and other abrasive
measures not permitted; coatings subject to review by

preservation consultant

Wood Siding/ Trim  fair to good  examine for condition, replace damaged shingles/ siding
with matching material in size, profile and exposure;
preservative dipped ready for painting
trim and brackets repaired and repainted
(missing bracket replaced with replica)
new raised guard added to existing porch balustrade
colour research to determine original and characteristic
new stairwell and balcony elements added to rear

Windows good/fair inspect for condition

(sash and frames) find original colour
remove sash, repair, remove damaged material only, splice
new replica wooden windows on rear facade

INTERIOR

Staircase /foyer good retain and clean; refinish floors
fireplaces good clean only

built-ins / buffet good protect during construction, clean

5.0 HERITAGE BONUS REQUEST
The numbers will be reviewed by City real estate staff and they will be consulted as to the format

and methodology for the pro forma. The pro forma as prepared by Quoin Project and Cost
Management Ltd. will be supplied under separate cover.

6.0 HERITAGE REVITALIZATION AGREEMENT AND EXTENT OF

DESIGNATION
The proposed extent of the HRA and Heritage Designation protection will include the building
exterior, noting that some aspects of the interior public spaces can be considered for protection:
foyer casings, baseboards and plaster mouldings
stairhall balustrade and newel post, upper stair baseboards and landing window

Respectfully submitted,
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