The Corporation of the City of North Vancouver
Regular meeting of the Heritage Advisory Commission
Via WebEx
Tuesday, December 8, 2020 at 6:00 p.m.

MINUTES
PRESENT: GUEST:
Christopher Wilkinson, Chair Brad Hodson, Building Owner
Kevin Healy, Vice Chair
Kameliya Hristova, Architect
Allan Molyneaux STAFF:

Annie Dempster, Planning Technician

ABSENT: Linda Brick, Committee Clerk
Lori Boyd
Marian Wilkins

The meeting was called to order at 6:12 p.m. by the Chair.

1.

N

ADOPTION OF MINUTES

The meeting minutes of October 6, 2020 were adopted as circulated.

DELEGATION
a) 277-279 E 8" Street
Brad Hodson

The City has received a Heritage Alteration Permit (HAP) application for 277-279 E 8™
Street. The proposed HAP seeks to replace 20 existing, original wooden windows on a
designated municipal heritage site, with vinyl windows which match the size of the existing
windows.

The application is for an alteration to an existing designated building; a Heritage Alteration
Permit is a two step process requiring review and approval by the Heritage Advisory
Commission followed by the consideration of issuance of a building permit. This is a high
level review before any additional concerns are addressed at the building permit stage.

The Heritage Advisory Commission considered 277-279 East 8™ Street on January 12,
2010; the resolution from the meeting specifically requires that the second floor residential
windows be mullioned.

The rationale provided for the replacement of the windows includes the hazard posed by
the windows in their current condition, the functionality of the windows has deteriorated
beyond repair and the mullions in one of the upper storey windows will be reintroduced
during the replacement process.
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During review, Staff identified some inconsistencies between the table of window sizes
compared to the submitted elevation drawings; the applicant has confirmed that the
submitted sizes are the outside dimensions and include the window and frame. The
submitted drawings are measured from the inside of the building. The applicant has
confirmed that each window will be laser measured and replicated at their original size
and will be replaced to look as the originals did.

The HAC discussed the 1912 heritage drawing of the building, which shows non-mullioned
windows on the upper storey, and the previous application to the Commission; discussion
ensued which noted that proposed drawings from 1912 may not reflect the final
appearance of the building depending on the materials which were shipped and available
at the time of installation. The consideration before the Commission is the removal and
reinstallation of the windows on the upper floor.

Staff are asking for comment on the proposed window replacement, upper storey windows
having mullions, repair to window sills, and level of detail appropriate to bring to HAC
when window replacement in a protected heritage building is sought.

Brad Hodson presented, noting:

e The replacement of the 20 upper storey windows is the last piece of major restoration
required to the building.

¢ Due to the size of the building and number of windows replacement of the heritage
wood windows with wooden casings in a like-for-like manner is cost prohibitive.

e Proposing a solution of vinyl inserts to replace sashes and have the mullions included.

e Additional cost will be incurred when replacing the windows and addressing the wood
rot on the sills. The engineering and environmental reports required are also very
expensive.

e The intention is to improve the look and safety of the windows, which have been
replaced with less than ideal material over the years, in a cost effective manner that will
retain the heritage look of the building.

e The original HAP was made subsequent to ownership of the building by Brad Hodson,
further research has been conducted since the original application to improve the
design and make it more sympathetic to the original building.

e The proposed windows will have a UV reflective coating and a pull out bug screen.

e The glass panes are all individual pieces, the mullions are not built into the windows
they are a separate piece.

Questions/Comments from HAC:
e What is the cost differential between wood and vinyl windows?

o All-wood windows are $3000 verses $1000 for vinyl, per window.

e Replacement of the windows should be a last resort; was consideration given to
replacing the windows in line with the 1912 drawing without the mullions?

o The offset cost of replacing the wooden mullioned windows with wooden un-
mullioned windows would be minimal; the price differential is between the wood and
vinyl.

o The original blue print may not represent what was intended; it is not possible to
confirm if the original ordered windows had mullions or not. The sketch may not
have been what was actually built or proposed.

o The windows on the second floor are the original windows, with the exception of the
non-mullioned window, many still have their weights in them.
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o Paint samples from the windows, several layers down, show the original colour of
the building which supports the presumption that the upper windows are original.

e Can Mr. Hodson provide a casing of the window for inspection by the Heritage Advisory
Commission?

o Yes, the manufacturer is local and provides pre-painted windows to increase the
longevity of the product.

e The Commission inquired as to the scope of the permit and what is required by the
Building department regarding replacement of these windows?

o In addition to replacing the windows and improving energy efficiency, Environmental
and Engineering reports are required for the building.

o An Environmental report was conducted on the entire building when the original
request was made, an Engineering report was not required for the renovations of the
downstairs portion of the building.

o Staff advised that all comments are building driven; the Environmental report is a
hazard abatement report and the previous report did not provide samples for the
upper part of the building.

o Staff advised that when building permits are required there are minimum
requirements for building permit submissions.

o The floor plan is a requirement for windows, to ensure that the egress requirements
are being met and the size of the windows are relevant if the building is abutting the
property line or over the property line; regulations require that an increase in non-
conformity cannot occur.

o Staff advised that the Engineering report directly relates to the actual windows.

e What is the current value of the Heritage Reserve Fund for the City and has any money
been allocated from this Fund in the past few years?

o Staff will report back to the Heritage Advisory Commission.

e Were quotes obtained from other sources such as Vintage Woodworks or Sash
Masters?

o Sought a second quote from a company in Victoria; the cost from both companies is
consistent with the $3000 range for wooden windows.

¢ Describe the elements of the windows being replaced verses retained. Is it just the
frame that is going in or is it the frame around the window that will also be replaced?

o Everything in black and all glass will be removed and the panel, the piece made of
wood that the inner sash sits on, will also be removed. An insert will be put in that
has 2 %2 inches of vinyl which will be trimmed to size.

e The mullions will be true divided mullions where individual pieces of glass will be
encased by the mullions.

e The building has been grandfathered in many ways; heritage protection will not allow
any changes to the building. The original restoration required many variances.

e BC building code has broad statements which enable the Chief Building Official to
support alterations in support of heritage. Support and maintain the existing building in
the manner it was originally built.

e The regulations maintain the safety of the occupants; egress must be sufficient.

o Staff advised an encroachment easement is in place allowing specific elements on the
East elevation, facing St. Andrews, and the North elevation, facing East 8th Street, of the
existing Commercial Block to encroach onto the City’s road Right-of-Way.

o Staff noted that parts of the existing Commercial Block (specifically bay windows) appear
to encroach over the property line along the West Elevation. The applicant will need to
ensure that private agreements (as needed) are in place with the owners(s) of this
adjacent Lot.
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e Did Centura review the windows for code compliance with bedrooms?

o Itwas briefly discussed, bedroom windows need to open for egress, some of the
windows in the building are currently painted shut.

e Windows are so close to the ground, they are not compliant to the standards of today.

e Some windows are no longer weighted with a sash; replacement will ensure they will
be spring loaded to increase safety.

¢ Only the windows and frames on the second story will be replaced; the size and shape
of the windows will remain the same.

e Concern was expressed by the Commission that the Building department may request
the size of the windows be changed to adhere to current standards; staff noted the
building is legally protected and the City’s Heritage Registry ranks it as an heritage “A”
asset.

e The mullions will be true divided light and will cast shadows and light in a similar
fashion to the original windows.

The following was moved and seconded:
THAT the Heritage Advisory Commission, having received and reviewed the presentation
from Brad Hodson, regarding 277-279 East 8" Street, wishes to thank the applicant for
maintaining the original restoration of the building as it is an important Heritage and
Community asset within the City of North Vancouver, and supports the project subject to
the resolution of the following items to the satisfaction of City staff:

a) The components of the window being replaced be limited to vinyl frames and glazing
and the sill be retained where possible and replaced with wood where needed.

b) The sash bars be true divided light.
c) That window sizes be maintained to match existing.
d) The wooden exterior trim and casings will remain.

e) The trim be Oxford Cream to match the existing and the exterior vinyl be black to
match existing.

THAT the Building Division make all efforts to simplify the approval process while
maintaining the minimum egress requirements that take into account the heritage
significance of the building.

AND THAT the owner be encouraged to document and submit photos to archives upon
completion of the window replacement.

CARRIED UNANIMOUSLY
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4. UPDATES

a)

b)

d)

e)

f)

341-348 St. Davids Avenue — The report to Council specified that should the proposed
application be approved, staff will secure exploration of the relocation of the two
existing Heritage “B” homes through legal agreements prior to final adoption. It
specified the applicant’s intent to do their best to find a suitable location for the two
Heritage “B” homes and partially pay for the moving cost. The report also stated there
might be some community interest, from the North Shore Heritage Preservation
Society, to assist the applicant to find relocation site(s).

The report also noted the opportunity for the public art on the site to commemorate the
site’s history and provide a historical reference to the neighbourhood. The report
specified that exploration of inclusion of heritage into the public art will be formalized
prior to final adoption through legal agreements.

A public hearing has been held for the application. Following the Public Hearing,
Council directed a reduction to the maximum height of the proposed North building.
The next steps are finalization of the legal agreements and then final consideration of
the bylaw Adoption by Council.

109 East 1%t Street — Mount Crown Block - A change in use is proposed for the building
to include cannabis retailor. A Bylaw has been introduced to Council and Public
Hearing has been held, Council is awaiting feedback from Province. The HRA recently
adopted to legally protect this Heritage building included an encroachment agreement
allowing this building to continue to have awnings that encroach into the City’s
sidewalk.

532 East 10" Street — Copper Cottage — This Heritage B home was moved to allow the
existing home at the rear to be retained while the heritage home was relocated. Staff
have received a Heritage Revitalization Application to designate the home in exchange
for retaining the house at the rear of the property.

350 East 2" Street — Hamersley House — Council has adopted the bylaws and a
Heritage Alteration Permit application is expected; as the scope of work is unchanged
staff will process the application.

364 East 14" Street — consideration of an infill duplex located behind property; project
is under review and no Council meeting date has been scheduled.

620 Jones Avenue — awaiting applicants submission based on feedback provided by
the Heritage Advisory Commission.

Staff will report back at the next meeting on the status of the Heritage Reserve Fund and any
anticipated policy work to support and retain heritage buildings in 2021.

5. DATE OF NEXT MEETING

To be determined.
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6. ADJOURNMENT

There being no further business, the meeting was adjourned at 8:08 p.m.

“Certified Correct by the Chair” March 9, 2021

Chair Date
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