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TO:

Vancouver City Council

FROM:

General Manager, Planning, Urban Design and Sustainability in consultation
with the Director of Legal Services

SUBJECT:

Heritage Revitalization Agreement Amendment – 2082-2088 Charles Street

RECOMMENDATIONS
A.

THAT Council instruct the Director of Legal Services to bring forward for
enactment, pursuant to Section 592 of the Vancouver Charter, a by-law to amend
the Heritage Revitalization Agreement (the “HRA”) pursuant to Heritage
Revitalization Agreement By-law No. 11502 in respect of the new building
located at 2082 Charles Street (PID 029-894-913; Lot A Block 136 District Lot
264A Group 1 New Westminster District Plan EPP57456) (the “New Building
Parcel”) and the heritage building known as the Carlsen Residence (the
“Heritage Building”), located at 2088 Charles Street (PID 029-894-921; Lot B
Block 136 District Lot 264A Group 1 New Westminster District Plan EPP57456)
(the “Heritage Parcel”), to permit an increase in density while retaining the benefit
of by-law variances in the HRA, generally in accordance with Appendix B.

B.

THAT the amendment to the Heritage Revitalization Agreement shall be prepared,
completed, registered and given priority on title to the lands described above to
the satisfaction of the Director of Legal Services and the Director of Planning.

C.

THAT Recommendations A and B be adopted on the following conditions:
(i)

THAT the passage of the above resolution creates no legal rights for the
applicant or any other person, or obligation on the part of the City and any
expenditure of funds or incurring of costs in relation thereto is at the risk of
the person making the expenditure or incurring the cost; and
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(ii)
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THAT the City and all its officials shall not in any way be limited or restricted in
the exercise of their authority or discretion, regardless of when they are
called upon to exercise such authority or discretion.

REPORT SUMMARY
The purpose of this report is to seek Council’s approval for enactment of a by-law to amend the
Heritage Revitalization Agreement (HRA) currently registered on title to the New Building Parcel
and Heritage Parcel as described in Recommendation A, located at 2082 and 2088 Charles
Street.
The purpose of the proposed HRA amendment, as part of development permit application DP2018-00970 (“DP Application”), is to address the current minor amendment to the previously
issued development application for a modest increase in floor area, and at the same time
address housekeeping measures to update provisions that now apply as per the rezoning of the
area from RT-4 to RT-5.
The General Manager of Planning, Urban Design, and Sustainability is prepared to approve the
DP Application should Council approve the recommendations of this report.

COUNCIL AUTHORITY/PREVIOUS DECISIONS
Pursuant to Section 592(4) of the Vancouver Charter, an HRA may only be amended by by-law
and with the consent of the owner of the subject property. Notice of the HRA was filed in the
Land Title Office on title to the parcels of 2082 and 2088 Charles Street as required by the
Vancouver Charter, and the owner of the Property has consented to the proposed amendment.
Therefore Council may consider the amendments to the HRA as proposed. This matter requires
a Public Hearing and by-law enactment as the amendment to the HRA proposes a change to
the density on the site (s.592(8), Vancouver Charter).
The following Council policies are applicable to the project:
•
•

Heritage Policies and Guidelines (April, 1991, last amended September 2002)
Grandview-Woodland Community Plan, adopted by Council July 28, 2016

GENERAL MANAGER'S COMMENTS
The General Manager of Planning, Urban Design, and Sustainability recommends approval of A
through C.

REPORT
Site and Context
The site is located in the Grandview-Woodland neighbourhood in an area zoned RT-5 (see
Figure 1). The RT-5 District Schedule of the Zoning and Development By-law permits One and
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Two-Family Dwellings and infill development on certain sites. The total area of the two parcels is
489.6 m2 (5,270 sq. ft.). There is a 6-metre (20-ft.) wide paved lane at the west side of the site.
Figure 1: Site Location

There are two parcels on the subject site to which the HRA applies: the New Building Parcel on
the west side adjacent the lane, 156.2 m2 (1,681 sq. ft.) in area, and the Heritage Parcel on the
east side, 333.4 m2 (3,589 sq. ft.) in area, at the corner of Charles Street and Lakewood Drive
(see Figure 2).
Figure 2: Detailed Site Plan
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Background
In April 2016, Council approved the addition of the Heritage Building at 2088 Charles Street to
the Vancouver Heritage Register as a B-listing, the heritage designation for the structure and
exterior envelope of the improvements and exterior building materials, and the HRA to be
registered against title. At that time, the property was zoned RT-4. The purpose of the HRA was
to allow an increase in permitted density as well as other zoning and subdivision variances,
including the creation of a second parcel now addressed as 2082 Charles Street, as an
incentive to rehabilitate and provide long-term protection to the Heritage Building. Variances to
the Zoning and Development By-law and the Subdivision By-law were approved through the
HRA. At that time, density under RT-4 zoning was limited to 0.6 FSR and approval of the HRA
allowed a modest increase in density to 0.65 FSR on the Heritage Parcel and 0.68 FSR on the
New Building Parcel, for an overall FSR of 0.66 (10% over permitted) under the RT-4 District
Schedule of the Zoning and Development By-law. The subdivision variance was in response to
the siting of the heritage building on the property, and allowed a parcel to created, the New
Building Parcel, which was smaller than normally allowed.
Heritage Value
Built in 1932, the Heritage Building is an excellent example of the influence of the Tudor Revival
(or “Mock-Tudor”) style in residential designs from the 1920s to 1940s (see Appendix A). The
inter-war years saw a rise in the interest in traditional residential architecture styles. Designed
with Tudor influences, the Heritage Building features include the prominent dormer on the front
façade, with half-timbering in the gable end, a projecting hipped-roof front entryway with arched
openings, as well as leaded glass sidelights on the east side of the portico. Other details include
scroll-cut window box brackets, pointed wood bargeboards, and a variety of original wooden
sash and frame windows, some with leaded glass. An original door exists on the west side.
The Grandview-Woodland neighbourhood developed rapidly during the Edwardian building
boom which lasted until 1913. Economic hard times followed but during the mid-1920s new
houses with different styles and material began to be built in the area on undeveloped lots. The
Heritage Building exemplifies this period of inter-war residential development in the area.
Development Application and Proposed Incentives
If approved, the incentives to be provided to the owner for the amendment to the HRA will be in
the form of variances to the Zoning and Development By-law, including a further density
variance and as set forth in the DP Application and as described below. The zoning now
applicable to the site is RT-5. A summary of density and use is provided in Table 1 (see
Appendix C for a full technical summary).
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Table 1: Density Summary
Total Site Area = 489.6 m2 (5,270 sq.ft.)
Heritage Parcel = 333.4 m2 (3,589 sq.ft.)
New Building Parcel = 156.2 m2 (1,681 sq.ft.)
Item
Existing (Approved
under HRA)
Floor Area – Heritage 0.65 FSR
Parcel (2088 Charles) 229 m2
(2,467 sq.ft.)
Floor Area – New
0.68 FSR
Building Parcel (2082 106.5 m2
Charles)
(1,146 sq.ft.)
Two parcels
0.66 FSR
combined
323.6 m2 (3,483 sq.ft.)

Permitted or Required
under RT-5
0.75 FSR Maximum
250.1 m2
(2,691.7 sq.ft.)
0.75 FSR
250.1 m2 (1,260.7
sq.ft)
0.75
367.2 m2 (3,952.5
sq.ft)
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Proposed HRA
Amendment
0.8 FSR
268.1 m2
(2,886 sq.ft.)
0.6 FSR
93.8 m2
(1,009.5 sq.ft.)
0.74 FSR
361.9 m2
(3,895.5 sq.ft.)

0.6 FSR Permitted at
the time of permit
approval
Under the previous development permit, a portion of the ground floor (basement) was left
undeveloped as crawl space in order to limit the total FSR to 0.66 for the overall site, which was
10% over permitted under the previous RT-4 zoning. Council approval of the heritage
designation was a condition of the Director of Planning approving the development permit at
10% over permitted FSR, and the HRA allowed subdivision of the property into two parcels and
addressed existing non-conformities.
Subsequently, the zoning for this area of Grandview-Woodland underwent amendment from RT4 to RT-5. What was sought by the applicant at that time could have been achieved under the
then-proposed amendments to the zoning, without an HRA. However, the owner chose to
proceed with the heritage designation and the HRA amid the amendments to the area zoning.
With the now-adopted RT-5 zoning, the DP Application proposes to retain and restore the
Heritage Building and to convert a portion of the ground floor (basement) from crawl space to
livable space, all within the confines of the existing building. There are no proposed changes to
the exterior, only interior changes that will provide a full basement that will slightly exceed
zoning requirements.
The floor area of the building on the New Building Parcel was not built to the maximum
permitted under the HRA; accordingly, the HRA will be amended to reflect the existing floor area
for that building. The proposed added FSR for the Heritage Building is approximately 7% over
permitted under the RT-5 District Schedule; the proposed overall FSR for the two parcels is
within permitted, just under 0.75.
Staff have considered the potential impact of the proposed development, the conservation
approach (see Condition of the Heritage Building and Conservation Approach section), and the
compatibility of the development with the zoning, and conclude that the DP Application is
supportable. The General Manager of Planning, Urban Design and Sustainability is prepared to
approve the DP Application should Council approve the recommendations of this report.
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Compatibility with Existing Zoning and Land Use Regulations and Community Plans
The intent of the RT-5 District Schedule of the Zoning and Development By-law is to:
“…..strongly encourage the retention and renovation of existing character houses by providing
incentives such as increased floor area, additional dwelling units, and additional relaxation
provisions. New development has an emphasis on preserving consistency with existing lot
patterns, and compatibility with neighbourhood character while also providing variety in housing
choices.”
The proposed HRA Amendment as it applies to the heritage building meets this intent.
Condition of the Heritage Building and Conservation Approach
The property is in very good condition and the exterior rehabilitation of the heritage building has
been completed in conjunction with the previously approved development permit. The modest
amount of additional floor area as proposed in the DP Application will have no effect on the
exterior appearance of the heritage building, as it will be contained within the existing building
envelope.
Financial Implications
The site is subject to the City-wide DCL and the City-wide Utilities DCL and it is anticipated that,
based on rates in effect as of September 30, 2018, the applicant will pay approximately $2,700
in DCLs on the additional floor area proposed as part of the HRA amendment.
Legal
The owners of the Property have agreed to the above described amendment to the HRA which
has been prepared by Legal Services in consultation with Planning, Urban Design and
Sustainability.

CONCLUSION
The owners of 2082 and 2088 Charles Street have applied to amend the HRA for those
addresses. The DP Application has been reviewed and is supported by staff to allow residential
development to take place under the provisions of the RT-5 District Schedule of the Zoning and
Development By-law. The proposed HRA amendment will specifically address a modest
increase to density applicable to 2088 Charles Street, all within the existing footprint of the
Heritage Building. No changes to density are proposed for 2082 Charles Street. Staff
recommend that Council instruct the Director of Legal Services to bring forward for enactment a
by-law to enter into an agreement to amend the HRA as set out in this report.
*****
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2088 Charles Street – Carlsen Residence

2082 Charles Street – New Residence
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2082-2088 Charles Street
(Carlsen Residence)

Draft for Public Hearing
BY-LAW NO.

A By-law to authorize the amendment of a
Heritage Revitalization Agreement Authorized by By-law No. 11502
PREAMBLE
WHEREAS
Council has authority under the Vancouver Charter to amend an existing Heritage Revitalization
Agreement with the consent of the owner of heritage property.
AND WHEREAS
Pursuant to By-law No. 11502, the City of Vancouver (the “City”) has entered into a Heritage
Revitalization Agreement with the owner of certain property with a civic address of 2082-2088
Charles Street (the “Heritage Revitalization Agreement”).
AND WHEREAS
The owner now wishes to amend the Heritage Revitalization Agreement and the owner’s
proposed amendments are acceptable to the City.
NOW THEREFORE THE COUNCIL OF THE CITY OF VANCOUVER, in public meeting, enacts
as follows:
1.
Council authorizes amendment of the Heritage Revitalization Agreement with the owner,
in substantially the form and substance of the Heritage Revitalization Amendment Agreement
attached as Schedule A to this By-law, and also authorizes the Director of Legal Services to
execute the agreement on behalf of the City, and to deliver it to the owner on such terms and
conditions as the Director of Legal Services deems fit.
2.

This By-law is to come into force and take effect on the date of its enactment.

ENACTED by Council this

day of

, 2019

________________________________
Mayor

________________________________
City Clerk
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2082-2088 CHARLES STREET
TECHNICAL ZONING SUMMARY
Table 1: RT-5 Zoning District Schedule Summary
Site Area: 2082-2088 Charles Street – 489.6 m2 (5,270 sq.ft.)
Heritage Parcel = 333.4 m2 (3,589 sq.ft.)
New Building Parcel = 156.2 m2 (1,681 sq.ft.)
RT-5 District
Existing (Approved
Schedule
under HRA)
4.1.1 Site Area – New 148 m2 (1,600 sq.ft.)
Building Parcel
4.4 Front Yard – New Minimum depth of 2.6
Building Parcel
m (8.5 ft.)
4.4 Front Yard –
Minimum depth of 7.2
Heritage Parcel
m (23.8 ft.)
4.5.1 Side Yard
No less than 3.7 m
(North) – Heritage
(12 ft.)
Parcel
4.6.1 Rear Yard –
Minimum depth of 0.6
New Building Parcel
m (2 ft.)
4.6.1 Rear Yard –
Minimum depth of 1.5
Heritage Parcel
m (5 ft.)
4.7.1 Floor Area –
0.68 FSR
New Building Parcel
106.5 m2
(1,146 sq.ft.)
4.7.2 Floor Area –
0.65 FSR
Heritage Parcel
229 m2
(2,467 sq.ft.)
4.7 Floor Area – Two
0.66 FSR
parcels combined
323.6 m2 (3,483 sq.ft.)

4.7.6(f) – Exclusions
from Floor Space
Ratio

4.8 Site Coverage –
New Building Parcel

0.6 FSR Permitted at
the time of
permit/HRA approval
Director of Planning
may permit verandahs
or porches to exceed
13% of permitted floor
space
Shall not apply

Required or
Permitted (RT-5)
Minimum 306 m2
(3,294 sq.ft.)
Minimum 7.3 m (24
ft.)

Proposed HRA
Amendment
No change to existing
except for reference
to Section number for
RT-5 District
Schedule

Minimum 1.5 m (5 ft.)

Minimum 10.7 m (35
ft.)

0.75 FSR
250.1 m2 (1,260.7
sq.ft)
0.75 FSR Maximum
250.1 m2
(2,691.7 sq.ft.)
0.75 FSR
367.2 m2 (3,952.5
sq.ft)

0.6 FSR
93.8 m2
(1,009.5 sq.ft.)
0.8 FSR
268.1 m2
(2,886 sq.ft.)
0.74 FSR
361.9 m2
(3,895.5 sq.ft.)

Covered verandahs or
porches provided it
does not exceed 13%
of permitted floor
space
Maximum 45% of site
area

No change to existing
except for reference
to Section number for
RT-5 District
Schedule

