
 

 

 
 

POLICY REPORT 
 

 
 Report Date: July 29, 2019 
 Contact: Jason Olinek 
 Contact No.: 604-873-7492 
 RTS No.: 13331 
 VanRIMS No.: 08-2000-20 
 Meeting Date: September 10, 2019  
 
 
TO: Vancouver City Council 

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

SUBJECT: Heritage Designation – 1517 Comox Street – George Residence 

 
RECOMMENDATION  
 

A. THAT Council instruct the Director of Legal Services to bring forward for 
enactment, pursuant to Sections 593 and 594 of the Vancouver Charter, a by-law 
to designate as protected heritage property the structure and exterior of the 
existing building at 1517 Comox Street (the “heritage building”) (PID: 015-761-
185; The East 1/2 of Lot 14 Block 47 District Lot 185 Plan 92 (the “site”)), which 
is listed on the Vancouver Heritage Register in the ‘B’ evaluation category. 

 
B. THAT Recommendation A 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 

 
ii. 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 approval to designate the structure and exterior of 
the George Residence at 1517 Comox Street, which is listed in the “B” evaluation category on 
the Vancouver Heritage Register, as a protected heritage property. 
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As incentive and compensation to the owner for the heritage designation and conservation of 
the heritage building’s structure and exterior, the Director of Planning is prepared to approve a 
relaxation in parking requirements to one car-share spot, as set forth in the Development Permit 
Application Number DP-2017-01277 (the “DP Application”) and as described in this report. 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 
 
Pursuant to Sections 593 and 594 of the Vancouver Charter, Council, by by-law, may designate  
real property, in whole or in part, as protected heritage property. 
 
Pursuant to Section 595 of the Vancouver Charter, if sought, Council is required to compensate 
an owner of property being designated as a protected heritage property for any reduction in the 
market value of the property caused by the designation. Often this, along with additional 
compensation to offset rehabilitation costs incurred, is achieved by way of zoning relaxations so 
as to permit an otherwise impermissible development. 
 
The proposed heritage designation for the structure and exterior of the heritage building 
requires Council approval at public hearing and by-law enactment pursuant to Sections 593 and 
594 of the Vancouver Charter. The infill building which is proposed as part of the DP Application 
is permitted under the RM-5 District Schedule and is not part of the approvals being sought by 
Council. 
 
The following Council policies are applicable to the project: 
 

• Heritage Policies and Guidelines (May 1986, last amended September 2002) 
• Heritage Action Plan (December 2013) 
• West End Community Plan (November 2013, last amended November 2017) 

 
CITY MANAGER'S/GENERAL MANAGER'S COMMENTS 
 
The General Manager of Planning, Urban Design, and Sustainability RECOMMENDS approval 
of A and B.  
 
STRATEGIC ANALYSIS 
 
Site and Context 
 
The site is located in the West End neighbourhood in an area zoned RM-5 (see Figure 1). The 
parcel is 10 m. (33 ft.) by 40 m. (131 ft.) and the total area of the site is 402 sq. m. (4,327 sq. 
ft.). The rear of the site is on Henshaw Lane, which is 10 m. (33 ft.) wide. The heritage building 
is located mostly on the front half on the site with a garage in the rear. 
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Figure 1: The site and surrounding zoning 

 
 
Heritage Value 
 
Built in 1907, the heritage building, known as the George Residence, is valued for its 
association with the growth and development of the West End neighbourhood and for its 
Edwardian-era architectural features. 
 
The George Residence was constructed at the beginning of a major wave of development in the 
West End neighbourhood in the early twentieth century. It continued to represent the needs of 
the West End neighbourhood by converting to a rooming house in the early 1940s during the 
further densification of the neighbourhood. 
 
The heritage building is also valued for its Edwardian-era architectural details, including its bay 
windows, decorative wood finishes, gabled roof with embellished peak, full-width porch, and 
wooden windows with diamond multi-pane upper sashes (Appendix A). The heritage building 
and its neighbour at 1523 Comox Street were designed and constructed by local carpenter and 
active Edwardian-era builder, Thomas J. Lightheart. 
 
1517 Comox Street is currently listed on the Vancouver Heritage Register in the ‘B’ evaluation 
category. 



Heritage Designation – 1517 Comox Street – George Residence – RTS 13331 4 
 

 
Development Application and Proposed Incentives 
 
The zoning applicable to the site is RM-5, which permits density up to 1.5 floor space ratio 
(FSR). If approved, the incentives and compensation to be provided to the owner for the 
heritage designation of the heritage building will be in the form of a relaxation to the Parking By-
law, allowing for one car-share parking spot instead of the required four parking spots, as set 
forth in the DP Application which are within the discretion of the General Manager of Planning, 
Urban Design and Sustainability and are further described below (see Appendix C for a full 
technical summary). 
 
Table 1: Relaxation Summary     Site Area = 402 sq. m. (4327 sq. ft.) 
Parking By-law Existing Permitted or 

Required 
Proposed 

Parking Spaces 3 4 1 car-share 
 
Zoning and 
Development By-law 

Existing Permitted or 
Required 

Proposed 

Minimum Unit Size Four units of  
20-24 sq. m.  
(213-262 sq. ft.) 

37 sq. m. 
(398 sq. ft.) 

Three units of  
30-36 sq. m. 
(321-394 sq. ft.) 

 
RM-5 District 
Schedule 

Existing Permitted or 
Required 

Proposed 

South-East Side Yard* 0.66 m. (2.15 ft) 2.1 m. (6.89 ft) 0.66 m. (2.15 ft) 
North-West Side Yard* 0.38 m. (1.25 ft.) 2.1 m. (6.89 ft) 0.38 m. (1.25 ft.) 
Rear Yard 16 m. (51 ft.) 2.1 m. (6.89 ft) 0.61 m. (2 ft.) 

* Existing non-conforming 
 
The DP Application proposes retention and protection of the heritage building and construction 
of a three-storey infill building of approximately 170 sq. m. (1826 sq. ft.) containing two units in 
the rear of the site. There would also be an interior renovation of the heritage building, 
converting six units to five units. Dormers are proposed to be added to the roof which would add 
an additional 10 sq. m. (106 sq. ft.) to the heritage building (Appendix D). 
 
The side yards are existing non-conforming and relaxations to the rear yard, minimum unit size, 
and Horizontal Angle of Daylight are being sought. The Director of Planning is prepared to 
approve this under section 3.2.5 of the Zoning and Development By-law. 
 
The General Manager of Planning, Urban Design, and Sustainability has considered the intent 
of the RM-5 District Schedule, the results of neighbourhood notification, the condition of the 
heritage building, and the proposed relaxations and is prepared to issue the development permit 
subject to Council approval of the recommendations of this report. 
 
Compatibility with Existing Zoning and Land Use Regulations and Community Plans 
 
The intent of the RM-5 District Schedule of the Zoning and Development By-law is to: 
 
“… permit a variety of residential developments and some compatible retail, office, service and 
institutional uses. Emphasis is placed on achieving development which is compatible with 
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neighbouring development with respect to streetscape character, open spaces, view retention, 
sunlight access and privacy.” 
 
The West End Community Plan was adopted by Council on November 20, 2013 and was most 
recently amended on November 15, 2017. Section 11 of the plan, titled “Heritage”, specifies: 
 
“Sites listed on the Register on private lands are eligible for consideration under the City’s 
Heritage Incentive Program which can include development benefits in return for heritage 
conservation and protection.” 
 
The proposed protection of the heritage building is consistent with the RM-5 District Schedule 
and the West End Community Plan. 
 
Condition and Economic Viability of the Heritage Building and Conservation Approach 
 
The property is in good condition. The heritage consultant has provided a detailed Conservation 
Plan and staff have concluded that the work is consistent with the federally adopted Standards 
and Guidelines for the Conservation of Historic Places in Canada (Appendix E). 
 
The heritage building retains much of its original Edwardian-era character, including form, 
decorative features, and cladding. The proposed exterior interventions on the heritage building 
involve adding a door on the southeast façade, removing one door and replacing four doors on 
the rear façade with historically appropriate doors, and adding dormers on the roof. The original 
Edwardian-era features will be unaltered.  
 
Results of Neighbourhood Notification 
 
Notification for the DP Application was sent to 737 addresses and 44 responses were received, 
one in favour and 43 opposed. 36 of the responses were from outside the notification area. The 
concerns expressed can be summarized in the points noted below: 
 

1. Retention, protection and recognition of the heritage building. 
 

2. Loss of green space at rear of the property. 
 

3. The design of proposed infill building. 
 

4. Loss of on-site parking. 
 

In response to the results of the neighbourhood notification, heritage designation became a 
condition of development to ensure the heritage building is retained, protected, and recognized. 
The heritage building will be legally protected through a heritage designation by-law and the 
property will receive a plaque identifying its status as a protected heritage building. 
 
Comments of the Vancouver Heritage Commission 
 
On May 13, 2019, the Vancouver Heritage Commission reviewed the DP Application and 
unanimously supported it with comments (see Appendix F). 
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Public Benefits 
 
Development Cost Levies (DCLs): DCLs collected from development help pay for facilities 
made necessary by growth, including parks, childcare facilities, replacement housing 
(social/non-profit housing) and engineering infrastructure. 
 
This site is subject to City-wide DCLs and City-wide Utilities DCLs on the additional 180 sq. m. 
(1933 sq. ft.) of residential floor area of the proposed infill and dormers. Based on rates in effect 
as of September 30, 2018, total DCLs of approximately $27,294 would be anticipated from this 
development. 
 
DCL rates are subject to future adjustment by Council including annual inflationary adjustments. 
DCLs are payable at building permit issuance based on rates in effect at that time. A 
development may qualify for 12 months of in-stream rate protection from DCL rate increases, 
provided that an application has been received prior to the rate adjustment. See the City’s DCL 
Bulletin for details on DCL rate protection. 
 
See Appendix G for a summary of the public benefits that would be achieved should this 
application be approved. 
 
Heritage: The owner has offered to conserve the heritage building and to accept the 
designation as protected heritage property, which is a highly valued community feature. As 
incentive and compensation, the owner would be permitted relaxations to the parking 
requirements of the Parking By-law. 
 
Financial Implications 
 
The heritage building at 1517 Comox Street is in good condition and is not currently in need of 
exterior rehabilitation work, therefore there is no financial value for the on-site heritage 
conservation component. The public benefit of retention and legal heritage designation in 
exchange for a relaxation in the parking requirement is deemed sufficient by staff and the 
applicant. 
 
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 $27,294 
in DCLs should the DP Application be approved and the project proceed. 
 
Environmental 
  
There are no environmental requirements as part of this heritage designation, and the Green 
Buildings Policy for Rezoning does not apply in this case. 
 
Legal 
 
The relaxations proposed will provide an improved development potential on the site. The 
owner’s proposal to retain the heritage building’s exterior in exchange for obtaining these 
relaxations for that improved development potential will be appropriately secured as legal 
obligations in an agreement to be registered on title to the site so as to enable the City to 
enforce those obligations and ensure that they will be fulfilled at the owner’s expense. City staff 
and the owner have negotiated an agreement, which includes retention and conservation 
obligations on the part of the owner and enforcement provisions for the City. 
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Section 595 of the Vancouver Charter requires that, if sought, Council must compensate an 
owner for any reduction in the market value of property caused by a heritage designation.  The 
owner is in the process of signing the agreement noted above and in doing so will explicitly 
accept the minor relaxations to be provided, and the resulting development advantages to be 
gained thereby, as full compensation for the heritage designation of the heritage building’s 
exterior and the obligations to rehabilitate and conserve the heritage building. The agreement 
will be executed by the City and registered on title to the site before a development permit for 
the project may be issued. 
 
CONCLUSION  
 
The George Residence, a B-listing house on the Heritage Register at 1517 Comox Street, is 
proposed to be protected by heritage designation based on its cultural and aesthetic values. 
This will secure the building from demolition and exterior alterations which affect its heritage 
value. The owner has agreed to accept the proposed relaxations as compensation for the 
proposed Heritage Designation By-law and the potential encumbrance on market value created 
by that by-law, and for the heritage building’s continued conservation. The General Manager of 
Planning, Urban Design and Sustainability is prepared to approve the DP. Therefore, it is 
recommended that Council approve the recommendations of this report. 
 
 

* * * * * 
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1517 COMOX STREET – GEORGE RESIDENCE 
PHOTOGRAPHS 

 

 
Front façade of house 

 

 
1523 (left) and 1517 (right) Comox Street in 1985,  

Vancouver Archives: COV-S639-1-F54-: CVA 790-170
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1517 COMOX STREET – GEORGE RESIDENCE 
FIRE INSURANCE MAP 

 

 
1912 Fire Insurance Map detail showing 1517 Comox Street (circled)
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1517 COMOX STREET – GEORGE RESIDENCE 
TECHNICAL ZONING SUMMARY 

 

Table 1: Summary of RM-5 District Schedule of Zoning and Development By-law 
Site Area: 1517 Comox Street – 402 sq. m. (4,327 sq. ft.) 
 
RM-5 District 
Schedule 

Existing Permitted or 
Required 

Proposed 

Section 4.5 
South-East Side Yard* 

0.66 m. (2.15 ft) 2.1 m. (6.89 ft) 0.66 m. (2.15 ft) 

Section 4.5 
North-West Side Yard* 

0.38 m. (1.25 ft.) 2.1 m. (6.89 ft) 0.38 m. (1.25 ft.) 

Section 4.6 
Rear Yard 

16 m. (51 ft.) 2.1 m. (6.89 ft) 0.61 m. (2 ft.) 

* Existing non-conforming 
 
Table 2: Summary of Zoning and Development By-Law 
Site Area: 1517 Comox Street – 402 sq. m. (4,327 sq. ft.) 
 
Zoning and 
Development By-law 

Existing Permitted or 
Required 

Proposed 

Section 11.10.2 
Minimum Unit Size 

Four units of  
20-24 sq. m.  
(213-262 sq. ft.) 

37 sq. m. 
(398 sq. ft.) 

Three units of  
30-36 sq. m. 
(321-394 sq. ft.) 

 
 
Table 3: Summary of Parking By-law 
Site Area: 1517 Comox Street – 402 sq. m. (4,327 sq. ft.) 
 
Parking By-law Existing Permitted or 

Required 
Proposed 

Section 4.2.1 
Parking Spaces 

3 4 1 car-share 
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1517 COMOX STREET – GEORGE RESIDENCE 
SITE PLAN AND ELEVATIONS 
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1517 COMOX STREET – GEORGE RESIDENCE 

CONSERVATION PLAN (EXCERPT) 
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1517 COMOX STREET – GEORGE RESIDENCE 
RESOLUTIONS OF THE VANCOUVER HERITAGE COMMISSION 

 
On May 13, 2019, the Vancouver Heritage Commission reviewed the Development Permit 
Application and resolved the following: 
 

WHEREAS 
 
1. The George Residence at 1517 Comox Street has a “B” evaluation on the 

Vancouver Heritage Register. 
 

2. The proposal to retain and rehabilitate the heritage house generally complies with 
the principles for adaptation and reuse of historic buildings. 
 

3. The laneway infill building, as presented to the Vancouver Heritage Commission on 
May 13, 2019, conforms to the RM-5 zoning and is distinguishable in style from the 
heritage building. 
 

THEREFORE BE IT RESOLVED THAT the Vancouver Heritage Commission (the 
“Commission”) supports the proposal to retain, rehabilitate and designate the George 
Residence at 1517 Comox Street;  
 
FURTHER THAT the Commission supports the addition of the infill building as presented 
at its meeting on May 13, 2019, including its modern, flat-roofed design;  
 
FURTHER THAT the Commission supports the increase in density from 0.91 FSR to 
1.37 FSR in return for the heritage designation of the building;  
 
FURTHER THAT The Commission applauds the applicant for the retention of the 
existing siding and glazing on the heritage building and for the replacement of the two 
nonconforming doors at the rear of the building; and  
 
FURTHER THAT the Commission suggests the applicant perform a colour investigation 
of the original heritage building and consider complementary colours for the infill. 
 
CARRIED UNANIMOUSLY 
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1517 COMOX STREET – GEORGE RESIDENCE 
PUBLIC BENEFITS SUMMARY 

 
Project Summary: 
Conservation and protection of a heritage building with the development of an infill to the rear. 
Public Benefit Summary: 
The project would result in the conservation and long-term protection of a heritage resource. 
 

    Current Zoning Proposed 

  Zoning District RM-5 RM-5 
  FSR (402 sq. m. (4,327 sq. ft.)) 1.50 1.38 

  Buildable Floor Area 
603 sq. m 

(6,491 sq.ft.)  
(new building) 

544 sq. m. 
(5,852 sq.ft.) 

(incl. existing building 
and proposed infill) 

  Land Use Residential Residential 
        

  Public Benefit Statistics Value if built under 
Current Zoning ($) 

Value if built under 
Proposed DP ($)1 

R
eq

ui
re

d 
23

 DCL (City-wide)4 $58,938 $17,552 
DCL (Utilities) $32,713 $9,742 
Public Art   
20% Social Housing   

O
ffe

re
d 

(C
om

m
un

ity
 

A
m

en
ity

 C
on

tri
bu

tio
n)

 

Childcare Facilities   
Cultural Facilities   
Green Transportation/Public Realm   
Heritage   
Housing (e.g. supportive, seniors)   
Parks and Public Spaces   
Social/Community Facilities   
Unallocated   
Other   

   TOTAL VALUE OF PUBLIC BENEFITS $91,651 $27,294 
     
Other Benefits: None   

 

                                            
1 DCLs would only apply to the added floor area (i.e. the infill) of the George Residence, 1517 Comox Street (180 sq. m. (1933 sq. 
ft.)) within the value under the Proposed column. 
2 Based on rates in effect as at September 30, 2018. DCLs, Public Art and Social Housing may have exemptions and/or minimum 
thresholds for qualification. 
3 DCL rates are subject to future adjustment by Council including annual inflationary adjustments. DCLs are payable at building 
permit issuance based on rates in effect at that time. A development may qualify for 12 months of instream rate protection, see the 
City’s DCL Bulletin for details. 
4 City-Wide DCL revenues are allocated as follows: Replacement Housing (36%); Transportation (25%); Parks (18%); Childcare 
(13%); and Utilities (8%). 

http://vancouver.ca/files/cov/Development-Cost-Levies-Bulletin.pdf
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