
 
 
 
 
 
 

 

CITY OF VANCOUVER 
 

ADMINISTRATIVE REPORT 

 
 Report Date: January 14,2008 
 Author: Yardley McNeill 
 Phone No.: 604.873.7582 
 RTS No.: 06699 
 VanRIMS No.: 08-2000-51 
 Meeting Date: February 12, 2008 
 
 
TO: Vancouver City Council 

FROM: Director of Planning 

SUBJECT: 190 Prior Street (formerly 901 Main Street), addition to the Vancouver 
Heritage Register, Designation and Heritage Agreement 

 
RECOMMENDATION 

A. THAT Council add the building at 190 Prior Street to the Vancouver Heritage Register 
in the “B” category and designate the building as municipally protected heritage 
property; 

 
B. THAT Council authorize the City to enter into a Heritage Agreement for the building at 

190 Prior Street, containing a Heritage Revitalization Agreement to secure the 
rehabilitation and long term protection of the building and apply bonus density for use 
on site resulting in an additional 7,547 sq. ft. (701.1 m²) or 1.69 FSR above the 
permitted maximum in the area; and 

 
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. 

GENERAL MANAGER'S COMMENTS 

The General Manager of Community Services recommends approval of A, B and C. 
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COUNCIL POLICY 

Heritage Polices and Guidelines: Council 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. 

PURPOSE and SUMMARY 

The purpose of the report is to seek Council’s approval to add the building at 190 Prior Street 
to the Vancouver Heritage Register in the “B” category and designate the site as municipally 
designated heritage property. In addition, staff are seeking Council’s approval of a Heritage 
Agreement, containing a Heritage Revitalization Agreement which would authorize bonus 
density for use on site in exchange for the retention and restoration of the building. 

BACKGROUND 

Context 
The subject site is located on the west side of the 900 Block of Main Street. The area is zoned 
FC-1 (East False Creek). The District Schedule permits development of mixed uses to a 
maximum of 5.0 FSR, with a maximum of 3.0 FSR for residential use. The subject site 
measures 25 feet by 175 feet and contains a 5-storey character building that has been used as 
office and artist studio space for several years. To the west is a CD-1 high density mixed use 
residential project. To the north is the Prior Street ROW. (See Map) To the south of the site is 
the Cobalt Hotel, which is a character building (not listed on the VHR) containing designated 
SRAs on the upper floors with a restaurant on grade and surface parking in the rear. Next to 
the Cobalt Hotel is another character building (not listed on the VHR) with designated SRAs in 
the upper floors and a retail store at grade. The remainder of the block to the south is vacant 
and presently used for storage containers. Across Main Street is 906 Main Street, a 9 storey 
mixed use commercial residential building completed in 2005, containing a heritage 
designated bank building. 
 
Heritage Value 
This building and the other character buildings on this side of Main Street were omitted from 
the Vancouver Heritage Register at the time of its creation in 1986. It is not understood why 
this block was omitted, however when viewed today, these buildings display the values that 
would warrant addition to the VHR. The pending review of the VHR will likely identify similar 
examples of buildings that have historic merit which were overlooked at the time of the 
creation of the VHR in 1986. 
 
Constructed in 1913, the building was originally designed to house recreational and meeting 
facilities for rail yard workers of the BC Electric Railway Company. The original streetcar lines 
once ran along Main Street and adjacent to the building on Prior Street. The building’s design 
emulated an Edwardian style, popular in commercial/office buildings from that era. The 
historic value of the site is derived from its built form, relationship to the development of the 
area and its connection to the BC Electric Railway Company (an important company in the 
development of early Vancouver) and the architect Robert Lyon. Most of the original buildings 
on the block are still intact and this building contributes to the overall character of Main 
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Street. The original use of the building is evident in the higher ceiling heights and the double 
height volume on the top floor for a gymnasium. A Statement of Significance was submitted 
along with a building evaluation to the Vancouver Heritage Commission to determine the 
building’s eligibility for inclusion onto the Vancouver Heritage Register (VHR). Given the 
building’s prominence on the block, era and relationship to the BC Electric Company, staff 
and the Commission recommend addition to the VHR in the “B” category.  (See Appendix A: 
“Statement of Significance and Building Evaluation”) 
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DISCUSSION 
 
The Proposal 
A Development Permit Application DE 411105 (See Appendix “B” Reduced Drawings) has been 
submitted to adaptively reuse the heritage building for retail and residential uses and to 
construct an addition of 18,108 sq. ft. to the rear of the heritage building for residential 
units. The heritage building is approximately 11,684 sq. ft and 80 feet in height. The 
proposed addition would be approximately 109 feet in height and combined with the heritage 
building, contain one retail unit, ten dwelling units and parking for six vehicles which would 
be accessed off of Prior Street.  The total proposed floor area is 29,792 sq. ft. (2 768 m²) 
resulting in 6.69 FSR.  A bonus of 7,547 sq. ft (701.1 m²) has been requested resulting in an 
additional 1.69 FSR above the permitted maximum in the area. As part of the overall density, 
an increase in residential FSR is requested from the maximum 3.0 FSR to 6.46 FSR. The owner 
has worked with staff to achieve a scheme that is economically viable and meets the urban 
design objectives of the area in addition to offering the long term preservation of the 
building. This is represented by the submitted development application and accompanying 
Heritage Revitalization Agreement for bonus density. 
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Conservation Plan 
The building will be adaptively reused to residential and retail space and will require full 
building code upgrading. The original building’s structural system is comprised of a 5 storey 
concrete gravity frame in-filled with unreinforced brick exterior walls. The existing structural 
system is in good condition but could not withstand lateral loads that would occur as a 
consequence of an earthquake. Significant wear is evident on the exterior cladding, including 
weakened mortar joints, as well as cracked, spalled and loosened bricks along with damaged 
cornice details. In addition, the storefront has been altered from the original design. The 
conservation approach will include seismic upgrading, repair/replication of all exterior 
cladding including re-pointing all exterior masonry, window and cornice repair or replication, 
and replication of the original storefront. The scope of the seismic upgrade will include a new 
reinforced concrete elevator and stair tower connecting the original building to the addition 
with a new reinforced concrete floor system and the addition of a continuous structural steel 
tension strap running the perimeter of the interior of the building. All seismic mitigation work 
will occur from the inside of the building and be contained within the walls and floors. 
Remediation and repair to the exterior materials will comply with the Standards and 
Guidelines for the Conservation of Historic Places in Canada. 
 
Financial Assessment 
Real Estate Services staff reviewed the applicant’s submission in accordance with Council’s 
approved polices. Staff have determined that the 7,547 sq. ft. of bonus density requested by 
the applicants as compensation for the heritage encumbrance on land value is supportable, 
and provides no undue profit by granting this amount of bonus density for use on site. 
 
Compatibility with Zoning Regulations and Urban Design Objectives for East False Creek 
FC-1  
The intent of the FC-1 zone is to achieve good quality development and ensure compatibility 
of different uses, including residential in a high density mixed use neighbourhood. Retail is 
encouraged along the street frontage and should be small scale and serving the local 
community. New residential is encouraged and should occur west of Main Street and oriented 
to False Creek and the waterfront park system. 
 
The FC-1 mixed-use zoning was adopted in 1986.  Since the early 1990s, with the Citygate 
development, City policy has supported the portion of FC-1 lands between Quebec and Main 
Street becoming primarily residential, with commercial uses only as needed along street 
edges.  This policy has been implemented through a series of CD-1 zonings north of Terminal, 
as well as in the SEFC ODP adopted in 2006 and the application is consistent with this policy.  
While FC-1 zoning prescribes a mix of uses including commercial space, this area was not 
included in the Metro Core study terms of reference, either as an existing, or potential jobs 
and employment area. Given this, staff have not required additional commercial use other 
than the ground floor. 
 
As noted, 5.0 FSR is the maximum permitted of which a maximum of 3.0 FSR can be allotted 
for residential use and a maximum of 1.0 FSR can be allotted for retail use.  The 6.69 FSR 
proposed as part of the Heritage Agreement for this project, is almost entirely residential 
uses (6.46 FSR) with a small retail component (0.23 FSR) in the historic building fronting onto 
Main Street.  Staff are supportive of the increase in FSR in terms of its urban design 
implications and facilitating the retention, rehabilitation, and heritage designation of the 
character building. 
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FC-1 East False Creek District Schedule permits development for mixed uses to a maximum 
total of 5.0 FSR, with a maximum of 3.0 FSR for residential use. The proposed 6.69 FSR is 
predominately residential area with a small retail unit in the historic building at grade and 
oriented to Main Street. The proposed building massing complies with the zoning regulations 
with respect to location and building setback requirements within the District Schedule. 
Heights are permitted up to 22.9 m (75 ft.) and may increase to 83.9 m (275 ft.) provided 
consideration is given to overshadowing, view obstruction and other environmental criteria 
set out in all applicable polices and guidelines adopted by Council. Environmental Criteria, 
generally refers to compatibility with mixed uses where industrial or vehicular traffic noise 
may be present. Staff have reviewed the impact of the proposed building height of 109 feet 
and determined that with respect to shadowing and overlook, no negative impact would be 
experienced on adjacent public or private space. The proposed building is oriented towards 
the north and overlooks the Prior Street viaduct and off-ramp to Main Street. As the subject 
site is to the east of the adjacent residential complex along Quebec Street, partial shadowing 
from the new addition will occur in the morning on the residential properties to the east and 
by noon will transfer to the vacant land to the south of the subject site. With respect to 
vehicular noise, a requirement will be placed on the development permit to meet the City’s 
acoustic standards for the liveability of residential units adjacent to high volume traffic 
streets. 
 
FC-1 East False Creek Design Guidelines call for smaller scaled development along Main 
Street, 4-6 storeys in nature with retail at grade and residential use above. A strong street 
wall presence is desired. Through the retention of the historic building the original street wall 
and character of Main Street is maintained along with the views up Main Street towards the 
North Shore Mountains. The introduction of a 9 storey mass fronting onto the Prior Street 
ROW provides a link from Main Street to Quebec Street enhancing the pedestrian experience 
of the area. The new residential units are oriented towards the North for views to the 
downtown and the North Shore Mountains. The guidelines call for new development to be 
“shaped” to create useable courtyard spaces. The proposed addition provides a backdrop for 
the remainder of the block to develop to and given the depth of lots, a courtyard scheme 
would be the likely form of development on the adjacent sites. In conclusion, this proposal 
provides for future massing locations on the block without limiting its development potential. 
 
Prior Street Pedestrian Right of Way 
The section of Prior Street adjacent to the subject site is closed to public traffic and is a City 
ROW.  The design of the ROW is to allow for future expansion of the street car line and 
greater pedestrian access from Main Street to Quebec Street. Given the narrowness of the 
lot, the application proposes to use the ROW to access parking stalls on the ground floor. The 
Development Permit Board reviewed the application at a preliminary review on 
November 19, 2007 and supported the parking access off the ROW. 
 
Vancouver Heritage Commission 
The Commission reviewed the application on April 16, 2007 and voted unanimously to support 
the project with the following motion: 
 
RESOLVED 

THAT the Vancouver Heritage Commission supports the application for 901 Main Street 
with the Statement of Significance that recommends a high “B” evaluation for the site 
and building. 
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FURTHER THAT the Vancouver Heritage Commission supports the conservation approach 
and proposed changes to the heritage building, noting in particular the masonry, the 
reversibility of the interior elements and, finally, the relationship of the heritage 
building to the new structure in design, scale and materials. 
 
AND FURTHER THAT the Vancouver Heritage Commission urges the applicant, with the 
City’s assistance, to explore all possible channels to retain the wood frame windows. 

 
CARRIED UNANIMOUSLY 
 
Urban Design Panel 
The Urban Design Panel reviewed the application on March 14, 2007 and voted unanimously to 
support the proposal and congratulated the owner for such a courageous step on a difficult 
site. The Panel supported the massing and architectural approach, but noted the following 
areas of the project would benefit from further design development; material and detailing of 
the blank wall facing south, better differentiation between the heritage building and the 
upper floor levels of the new addition, additional parking and an improved public realm. 
 
Should Council approve the Heritage Agreement, comments received from the VHC and the 
UDP will form part of the prior-to conditions staff will craft as conditions to the issuance of 
the development permit. 
 
Public Response 
Two site signs were installed on the site on April 4, 2007.  On April 10, 2007, the City sent 497 
notification letters out to surrounding property owners, advising of the proposed 
development.  Five written responses were received.  Three were in support of the project; 
with one respondent in support questioning the viability of retail at grade in this area. Two 
others were opposed to the project noting height concerns, the impact of the blank wall 
facing south and the modern expression of the addition. 
 
Staff Response:  The FC-1 District Schedule and Design Guidelines direct all new development 
to provide retail at grade along Main Street. Design development conditions will form part of 
the conditions of issuance of the DP and have been included to mitigate the expansiveness of 
the south facing blank wall. With respect to view loss, the proposed addition will result in 
some view loss for residents in buildings to the south on Milross Avenue and National Avenue.  
These residents now enjoy a view to the north because of the current void at the rear of the 
subject site, however private views on some neighbouring sites would be compromised within 
any development that sought the provisions for height within the FC-1 District Schedule. Staff 
conclude that an appropriate balance has been meet between private views and site 
development. 
 
Development Permit Board 
This project went to the Development Permit Board for a preliminary review, on 
November 19, 2007.  The Board reviewed the application and passed the following motion: 
 

THAT the Board APPROVE IN PRINCIPLE Development Application No. DE411105, in 
accordance with the staff committee report dated July 18, 2007, including 
amendments to the staff conditions of approval. 

 
 



190 Main Street 7 
 

 
The Board wished it noted that consideration of the Preliminary Development Application in 
no way pre-concludes Council’s consideration of issues relating to the Heritage Revitalization 
Agreement as well as issues raised by the public at the November 19, 2007 Development 
Permit Board Meeting relating to use of the building. Therefore the Development Permit 
Board approved in principle the preliminary application with regards to urban design only, 
noting that approval of the heritage bonus density is subject to Councils approval of the 
Heritage Agreement. 
 
Artist Studios: 
Staff received numerous phone calls just prior to the Development Permit Board meeting on 
November 19, 2007. The responses were from the artists in the area, which use the office 
space in the building as artist studios. A petition to protect artist studios space was 
subsequently submitted at the Development Permit Board meeting and many artists spoke at 
the meeting in favour of retaining artist studio space within the building. This building has 
been part of an active artist community for many years and forms part of the buildings that 
make their studios accessible to the general public during the Eastside Cultural Crawl event 
every November.  There are approximately 30 artists working within this building. 
 
Staff Response: It is regrettable that artist studios are disappearing as a consequence of 
development pressures in the city, however the approved use of the building is “office,” and 
there are no zoning regulations or policies that would require a property owner to maintain 
“artist studios” in their development. Staff from the Office of Cultural Affairs attended the 
Development Permit Board Meeting and explained the lack of policy and the current Cultural 
Facility Study and Priorities Plan which is underway and will identify areas for development 
along with accompanying strategies and policy. It is anticipated that artist studios will be 
included within the Study and will form part of future policy initiatives to seek economically 
viable solutions to retain artist studios. 

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 building at 190 Prior Street (formerly 901 Main Street) is worthy of addition to the 
Vancouver Heritage Register in the “B” category and thereby eligible for the incentives that 
flow from Council’s Heritage Polices and Guidelines. A proposal to retain the building and 
award bonus density for use on site has been submitted for Council’s approval. Staff have 
consulted the Vancouver Heritage Commission and the Urban Design Panel and evaluated the 
project against Council’s adopted zoning regulations and design guidelines for the area and 
determined that the proposal is supportable from a conservation and urban design 
perspective. The Development Permit Board reviewed the application and approved the 
project “in principle” from an urban design perspective. Real Estate Services staff have 
evaluated the requested bonus density and determined that the bonus provides adequate 
compensation for the heritage encumbrance on land value, and provides no undue profit. The 
owner has consented to entering into a Heritage Agreement that will apply long term 
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protection to the site and obligate the owner and future owners for the maintenance of the 
building in perpetuity. Staff recommend Council approve the addition of the building to the 
VHR and the accompanying Heritage Agreement. 
 

* * * * * 












































