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VANCOUVER ADMINISTRATIVE REPORT

Report Date:  August 14™, 2009

Contact: James Boldt
Contact No.: 604.873.7449
RTS No.: 07780

VanRIMS No.:  08-2000-21
Meeting Date: November 3, 2009

TO: Vancouver City Council

FROM: Director of Planning in consultation with the Director of Legal Services
SUBJECT: Heritage Designation - 335 West 11" Avenue, ‘The Condie Residence’
RECOMMENDATIONS

A. THAT “The Condie Residence’ at 335 West 11" Avenue, listed in the ‘C’
evaluation category on the Vancouver Heritage Register, be designated as
protected heritage property.

B. THAT the Director of Legal Services bring forward for enactment a by-law to
designate the building as protected heritage property.

GENERAL MANAGER'S COMMENTS
The General Manager of Community Services RECOMMENDS approval of A and B.

COUNCIL POLICY
e Heritage Policies and Guidelines, adopted on May 13" and Sept. 23", 1986

Council’s Heritage Polices and Guidelines state that the buildings *“identified on the
Vancouver Heritage Register have heritage 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.”

PURPOSE AND SUMMARY

The purpose of this report is to seek Council approval for heritage designation of the building
located at 335 West 11" Avenue which is listed in the ‘C’ evaluation category on the

Vancouver Heritage Register.
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BACKGROUND

The site is located in the Mount Pleasant neighbourhood in an area zoned RT-6, which permits
infill buildings and multiple suites associated with new buildings, and the conversion of
existing buildings (see the site map in Appendix ‘A’). The site is approximately 6,250 sq. ft. in
area, and has a lane at the rear. The proposal seeks to add to and rehabilitate the existing
heritage building, convert it to three units, and construct an Infill One-Family Dwelling at the
rear of the site, as set forth in Development Permit Application number DE412553. In
exchange for a modest increase in density and other zoning variances, the Director of
Planning is seeking the designation of the heritage building as a condition of the development
application approval, which requires Council approval.

DISCUSSION

Heritage Value

‘The Condie Residence’ at 335 West 11" Avenue, listed in the ‘C’ evaluation category on the
Vancouver Heritage Register, was built in 1912 by James Bruce Arthur for its first owner,
Robert Condie, during the building boom in Vancouver prior to the First World War. It is a good
representation of an Edwardian-era Arts and Crafts residence built in the Mount Pleasant
neighbourhood and currently forms part of a streetscape of similar houses, for which it is
valued. It is also valued for its architectural and aesthetic features which include its two
storey form and gabled roof, prominent stacked verandah, and two storey projecting side
bays on either side of the house. Surviving period features include the distinctive hexagonal
rubble stone foundations and column bases (encompassing a full-height basement), open
soffits, scroll cut exposed rafter ends, bell-cast shingle details, narrow clapboard siding, and
triangular eave brackets. Many of the original wooden sash windows have survived, including
multi-paned casements, some with stained glass panels and double hung sashes. The front
door assembly and its hardware are also original (although relocated). Analysis determined
that the enclosure of the upper floor of the verandah is old but not original. The proposal
seeks to remove the enclosure (including the fire escape projection on the west side) and
return the area to an open verandah providing outdoor space on the second floor (see photos
in Appendix ‘B’).

Density and other Zoning Variances

The permitted density is a floor space ratio (FSR) of 0.75 (4,687 sq. ft.) The proposed density
(including the infill building) is 5,156 sq. ft. (0.82 FSR) which is 10% over that permitted in the
zoning. The application also proposes a variance of a side yard requirement in the RT-6
Guidelines regarding infill use. A side yard of 16.1 feet on at least one side of an existing
building is required in order for a site to qualify for infill use. The existing east side yard of
the heritage building, which is the widest, is approximately 13 feet. The proposal otherwise
will be in compliance with the zoning. The Director of Planning has concluded that the
proposed variances do not require a Heritage Revitalization Agreement and has granted the
proposed variances subject to Council approval of the designation of ‘“The Condie Residence’.
A separate side agreement has been signed by the owner (to be registered on title) which will
require the completion of the rehabilitation work in a timely manner and the protection of
the building during construction.
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Results of Neighbourhood Notification and Review of the Applications

Seventy-eight property owners were notified of the development application and a site sign
was erected. Two letters of support were received. No letters of objection or concern were
received.

Compatibility with Existing Zoning and Land Use Regulations

The Intent of the RT-6 district schedule is to:
“.. encourage the retention, renovation and restoration of existing residential buildings
which maintain an architectural style and building form consistent with the area.
Redevelopment will be encouraged on sites with smaller buildings or buildings of
architectural style and form which are inconsistent with the area. Emphasis is placed on
requiring the external design of buildings and additions to buildings to follow the
proportions, rhythm and details of architectural features of the area.”

The proposed rehabilitation of the heritage building is consistent with the zoning. The
proposed new infill building responds well to neighbouring properties in terms of scale, design
and character. Staff conclude that the proposal is consistent with the intent of the zoning.

Condition of the Property and Conservation Approach

The heritage building is in good condition and a detailed Conservation Plan has been
submitted. The stone foundations will be preserved. The trims and wood elements such as
brackets are generally in good to very good condition and will be retained where possible.
The enclosure on the second level of the verandah and the projection on the west side are
not original and will be removed (the existing columns and roof will be retained). The
structure of the porch, which has settled somewhat, will also be assessed and upgraded if
necessary. Many of the windows are in disrepair, especially on the south side. The
Conservation Plan proposes to replicate most of the wood windows but preserve, restore, and
reinstall the surviving leaded stained glass panels in new sashes. Uncharacteristic windows
will be removed and new wood ones added in a manner consistent with the original building’s
character. New double glazed windows will be designed to match as closely as possible the
original single paned glazing. The heritage building will be painted in historic colours which
have been established from on-site testing. The two chimneys, one of which is in very poor
condition, are proposed to be removed. The existing front driveway, which is not original, will
be removed and replaced with a pedestrian walkway (parking and vehicular access will be
provided entirely from the lane).

The heritage building is to be converted into suites and the site strata titled, and a full “rain
screen” may be required as a consequence. Opportunities for alternatives will be exhausted
but if no other options are viable, the existing siding, windows sills, and some trims will have
to be removed to allow for installation of strapping for the required air cavity. Where
possible, existing details and brackets will be retained in place and not relocated or
replicated. While the shingles will not be able to be retained if a “rain screen” is required,
opportunities for reclamation and re-use of the clapboard siding will be maximized where
possible. While the current requirements for “rain screens” have proven to be extremely
challenging with respect to the rehabilitation of existing buildings, staff conclude that the
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main heritage characteristics and features of the building will be rehabilitated or replicated
in a manner consistent with the Standards and Guidelines for the Conservation of Historic
Places in Canada, and therefore support the proposal.

Comments from the Vancouver Heritage Commission

On December 1st, 2008, The Vancouver Heritage Commission reviewed the current
development application for the heritage house and the new infill building and resolved the
following:

THAT, regarding the project at 335 West 11" Avenue (The Condie Residence), the
Vancouver Heritage Commission (VHC) supports the project as presented at its meeting
on December 1, 2008.

CARRIED UNANIMOUSLY
Financial Proforma Evaluation

Real Estate Services staff reviewed the applicant’s proforma evaluation in accordance with
Council’s approved policies. The Director of Real Estate Services advises that the proposed
variances requested by the applicant as compensation for the heritage encumbrance on land
value are supportable and provide no undue profit.

Ecodensity Policies

Ecodensity policy A-1 “Rezoning Policy for Greener Buildings” is not applicable to the
application as an HRA is not required. However, the “Green Homes Program” changes to the
Vancouver Building By-law, adopted on September 5%, 2008, will be applicable to the project.
Many proposed features will be consistent with the BuiltGreen BC™ Gold standard established
in the policy. Staff encourage owners for applications such as this to seek registration and
certification with BuiltGreen BC™

FINANCIAL IMPLICATIONS

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

CONCLUSION

The recommended designation of ‘The Condie Residence’ at 335 West 11" Avenue, listed in
the ‘C’ evaluation category on the Vancouver Heritage Register, will protect the building from
demolition or alterations which negatively affect the exterior heritage features of the
building. The proposed variances provide an incentive which makes rehabilitation and
designation of the building viable. The owner has agreed to the heritage designation of 335
West 11" Avenue and has signed an agreement with the City to waive future demands for
compensation and to complete the rehabilitation work in a timely manner prior to occupancy
of the building. Therefore it is recommended that Council approve the designation of 335
West 11" Avenue, ‘The Condie Residence’.

* % % %
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Front of ‘The Condie Residence’ at 335 West 11" Avenue

The enclosure of the upper level of the verandah is old but not original. Many of the other
original features of the building are visible including the stone foundations, also shown below
(east side).
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Partial Streetscape Showing ‘The Condie Residence’

‘The Condie Residence’ is one of a number of original Edwardian Buildings in the Mount
Pleasant neighbourhood.
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