AHCAS

Friends and Residents of the Abbott Street
Heritage Conservation Area Society

Review of Draft of Heritage Guidelines February 2025

Title: Heritage Conservation Area Development Guidelines

The title suggests how to develop the HCA areas. The focus should be how to conserve Kelowna’s
history: “celebrate the historic homes and a unique sense of time’ as it says in the vision. If you
must rebuild, these are the guidelines. This should be the message.

Action: Revise the title to: Kelowna’s Heritage Conservation Areas - Conservation and
Development Guidelines

Page 1 Glossary

“Contributory properties”. This definition refers to the homes in the HCAs as buildings. They
should be referred to as homes or houses. Buildings is an generic term and not specific to
residential use. This should be revised throughout the document.

Action: Revise this definition as such: “contributory houses are houses that contribute to the
character of the Heritage Conservation Areas due to their historic development era, form and siting
and/or have been determined to have heritage value (Map 23.2).

Action: Define “precinct”.

Action: Define “subordinate” in relation to the Standards and Guidelines for the Conservation of
Historic Places in Canada

Page 2 Introduction (missing)

There is no history of the HCAs which is critical for understanding why the HCAs are important and
what has happened to them. This should be included in an introduction. What are these and what
role do they play?

Action: Include an “Introduction” as below:

The Abbott Street Heritage Conservation Area is located on the traditional territory of the
syilx/Okanagan people on the eastern shore of kitsxnitkw (Okanagan Lake), an important and



sacred syilx place and an invaluable resource that was once a traditional transportation route.
There are several accesses through the heritage conservation area to the lake. The heritage
conservation area is also located on the Mill Creek floodplain between Harvey and Kelowna
General Hospital. The Marshall Street Heritage Conservation is much smaller and is set east of
Pandosy Street.

The early settlers came into the area in the 1800’s. The Abbott Street Heritage Conservation area
was first laid out in 1904, two years before the city of Kelowna was incorporated. The lake water at
that time often extended up the dirt roads.

By the 1920’s and 1930’s, the Abbott Heritage Conservation Area had become a prestigious
residential neighbourhood with many of Kelowna’s early community leaders living in the area.
Although the area is small, it is characterized by heritage homes with large gardens and mature
trees. Many of the heritage homes have signs in front describing the architecture and the people
who lived there. There is also a heritage house walking tour brochure. Over 220,000 people a year
walk, run, cycle, and stroll through this area to enjoy its beauty, history, ambience and calmness.

Changes occurred over the years and so there are homes of different eras. The Abbott Street
Heritage Conservation Area was established in 1998 under the Local Government Act by the
Kelowna City Council of the time to protect it for the people of Kelowna and for future generations.

The Marshall Street Heritage Conservation Area offers a range of architectural styles which display
the first four civic settlement phases of Kelowna. It was also established in 1998 and the homes
have signs and the area has its own walking brochure.

Both of these heritage conservation areas are single family- two family residential areas where the
houses have been built to scale to allow for the trees and gardens.

The province of BC brought in regulations in 2024 that state that an owner cannot be refused to
have up to 4 units on the lots. This is of serious concern for the preservation of the heritage
conservation areas. These guidelines are designed to focus on how to keep our heritage houses and
yet allow some gentle infilling such as basement suites and carriage houses to accommodate 4
units. Where a home cannot be retained, the guidelines are to be used for new builds that support
the heritage feel of the neighbourhood at a scale and with setbacks to allow for the retention of the
trees and gardens/green space.

Page 1. “Vision”

Action: Remove the first section of the vision referring to the syilix/Okanagan people and putitinto
the Introduction as described above. Start this Vision section at: “The vision for these historic areas
celebrates the elements valued by the Kelowna community: historic homes, mature landscaping,
scenic character....”

Comment: Refer to “growth will continue through gentle and thoughtful renovations, house
conversions, additions, and new buildings. “

Action: Define “gentle and thoughtful” or provide more specific wording.



Page 4 “Heritage Alteration Permit Compliance”

This comment refers to “Recommendations from a Heritage Professional Consultant”.

The Heritage Advisory Committee should be brought back as they are volunteers who know the
history and value of the HCA and they are not employed by the landowner. The HAC should review
the Heritage Alteration Permits.

Action: Revise point 4 to “Recommendations from the Heritage Advisory Committee”

Page 4 “Properties Affected”

Refers to “a Heritage Alteration Permit (HAP) addressing development guidelines must be approved
prior to undertaking any of the following activities within the Abbott Street and Marshall Street
Heritage Conservation Areas, as shown on Map 23.1:

* Construction of, addition to, or external alteration of a building or structure.
¢ Demolition of a building or structure.”

Action: Rewrite as such: “a Heritage Alteration Permit (HAP) addressing development guidelines
must be approved by the Heritage Advisory Committee....”

Page 4 “Justification”

Refers to “The Abbott Street and Marshall Street Heritage Conservation Areas Development
Guidelines are essential for guiding development and change while preserving the heritage values
of the neighbourhoods depicted on Map 23.1”.

There are only four small areas identified on Map 23.1. The preservation of the heritage values
should be preserved in all parts of the HCAs.

Action: Revise the statement to say: “The Abbott Street and Marshall Street Heritage Conservation
Areas Development Guidelines are essential for guiding development and change while preserving
the heritage values of the HCAs.”

Page 5 “Objectives”
Refers to: “ensuring that change and density are managed thoughtfully”.

The word ‘thoughtfully’ needs to be defined.

Action: The sentence should be rewritten as: “ensuring that change and density are managed
according to the guidelines”.

Page 5: “Preservation of Historic Places”

In this section and in many parts of this document, heritage homes are referred to as buildings.
They are houses and homes and they reflect Kelowna’s history.

Action: Revise the paragraph as such: “Incentivize and prioritize the retention, maintenance and
protection of heritage homes, streetscapes, landscapes, properties, and other contributory




features, including character and sense-of-place, that are valued in the area, as per the HCAs’
Statement of Significance.”

Page 5: “Contextual Design and Scale”

Refers to: “New development will consider the immediate historic context and align with the
Desired Future Character of the Heritage Conservation Areas. Adhere to the Standards and
Guidelines for the Conservation of Historic Places in Canada (Standard 11 and Standard 12),
ensuring that new constructions are compatible with, distinguishable from, and subordinate to
existing historic structures.”

This paragraph does not refer to scale. Scale is an important feature of the HCAs. The early houses
have been scaled to the lot size which allows for the space and setbacks to allow for the gardens
and trees that are one of the main characteristics and a valued feature of the HCA. The importance
of the landscape and streetscape are also noted under Preservation of Neighbourhood Heritage on
Page 5: “Preserve the historical context, landscape, and streetscape character of the
neighbourhood as an historical, scenic, recreational, and cultural resource in Kelowna.” The
importance of the landscapes is also referred to under Environmental Sustainability, Page 5.
Scaling to the lot size is critical. This should follow throughout the guidelines.

Action: Add: “New development will be scaled to the lot size to maintain the heritage feel of the
HCAs and preserve the landscape and streetscape character of the HCAs”.

Page 5 “Compatible Adaptation and Use”

This section refers to the homes as buildings.

Action: Revise this sentence as such: “Incentivize and prioritize the adaptive reuse of Contributory
Homes while conserving their character.”

Page 5 “Environmental Sustainability”

Action: Replace the word “buildings” with houses or homes.

Page 6 “How to Use the Development Guidelines”

Refer to: “For proposals that retain the heritage value in existing contributory buildings, variances
to development guidelines and development regulations may be considered, see section
Incentives for the Conservation of Contributory Properties and Streetscapes.”

This sentence is contradictory to the next statement under Development Guidelines Structure
(Page 6): “The Development Guidelines provide a comprehensive set of criteria aimed at ensuring
that proposed changes in the HCAs meet the Objectives of these Guidelines and adhere to them.”



Action: Remove the sentence: “For proposals that retain the heritage value in existing contributory
buildings, variances to development guidelines and development regulations may be considered,
see section Incentives for the Conservation of Contributory Properties and Streetscapes.”

Page 6 “Development Guidelines Structure”

Refers to: “Projects may also be subject to additional guidelines or regulations based on zoning,
proposed uses, location, building type, project scale and off-site requirements. Applicants must
clearly demonstrate compliance with all relevant guidelines and bylaws. However, it is recognized
that the ability to fully meet each guideline may be influenced by factors such as land use, lot size,
topography, existing mature vegetation, and the complexity of the project. City staff have the
ability to use discretion when evaluating proposals to ensure a balanced approach that meets
both the guidelines and the unique circumstances of each project.”

Concerning this paragraph:
1) Itrefersto zoning aspects —the HCAs have a specific zoning for residential.
Proposed uses: the uses in the HCA are residential.
2) If the projects do not have the ability to meet the guidelines, they should not be permitted to
ignore them and not follow them. The project needs to be adjusted to meet the guidelines.
This is critical.
3) City staff should not have the ability to use discretion.

Action: Revise the paragraph as such: “Applicants must clearly demonstrate compliance with all
relevant guidelines and bylaws.”

Page 7: “Assignment of Contributory Statures to Properties”

Refers to the middle paragraph: “To incentivize this preservation, the guidelines allow for
adjustments to development regulations when the features of a contributory property are retained.
These adjustments may include for example modifications to setback requirements, parking
standards, use flexibility, and density increases. Each development proposal is evaluated on a site-
by-site basis, with the Development Planning Department exercising discretion in making these
decisions.”

This paragraph above means the guidelines do not have to be followed. The reduction of setbacks
results in building constructed up towards the sidewalks and property boundaries and therefore do
not provide space for the gardens, trees, etc., that are a main feature of the HCAs and the
guidelines.

Flexibility in use — this is a residential area.

The option for density increases is an issue. The Province brought in regulations in the spring of
2024 that a municipality could not refuse a person who wants to have up to 4 units on their
property. The city stated that the HCAs are to be treated in a “special way” and allow only 4 units
per property.

If a project cannot meet the guidelines, it should be revised. The guidelines need to be followed.
The Development Planning Department should not be allowed to exercise discretion to
accommodate developments that don’t meet the guidelines.



Action: Remove this paragraph:

“To incentivize this preservation, the guidelines allow for adjustments to development regulations
when the features of a contributory property are retained. These adjustments may include for
example modifications to setback requirements, parking standards, use flexibility, and density
increases. Each development proposal is evaluated on a site-by-site basis, with the Development
Planning Department exercising discretion in making these decisions.”

Action: in the 3" paragraph, replace the word “buildings” with “houses”

Page 9 “Incentives for the Conservation of Contributory Building and Streetscapes”

A proposal that involves the retention of a contributory building (and/or landscape elements where
applicable) could be eligible* for the following incentives using a Heritage Revitalization Agreement
(HRA):

¢ Additional permitted land uses

¢ Small lot, non-standard and/or panhandle subdivision

* Parking Variances

¢ Setback Variances

e Extra FAR

* More than 4 units / lot”

These incentives allow for the guidelines not to be followed. As above, the land use in the HCAs is
residential. Setback variances as previously brought up will result in buildings too big for the lot and
too close to the street so there won’t be the space for trees and gardens. Extra FAR means higher
buildings or buildings taking up more of the lot area than the guidelines. Higher buildings will shade
out neighbours and projects whose scale exceeds the lot size will remove the potential for trees and
gardens. Finally, as mentioned before, the maximum number of units in the HCAs is 4 units to keep
the heritage feel of the neighbourhood. More should not be allowed. These incentives will take away
from the streetscapes.

The projects for the HCAs should follow the guidelines and if they can’t, they should be revised so
they do.

Action: Revise this section as such:
“Incentives for the Conservation of Existing Homes and Streetscapes”
A proposal that involves the retention of existing homes is encouraged and leads to benefits such
as:
e There are grants for exterior maintenance of heritage homes such as for painting or a new
roof.
e Existing homes are taxed lower than new builds.
e The conservation of the heritage homes and other character homes contribute to the
preservation of the HCAs.
e The demolition of heritage homes represents a loss of Kelowna’s heritage.
e The demolition of homes adds to the landfill of things such as drywall, insulation, roofing
materials, flooring, wiring, sinks, countertops, etc.




Page 10 “Design Principals’
Re: new additions and infill, “While sharing certain attributes, but in some cases with greater height
and scale, these new constructions are intentionally designed to be less ornate or detailed.”

This sentence allows greater heights and scale which is contrary to the guidelines of a maximum of
2 V5 storey height and scale of structures to allow for mature trees to be established and green
space of gardens.

Action: Revise the sentence to say: “While sharing certain attributes, these new constructions are
intentionally designed to be less ornate or detailed.”

Page 13 “Heritage Values”

This refers to the following: “The Abbott & Marshall Streets Heritage Conservation Areas are
located on the traditional territory of the syilx/Okanagan people on the eastern shore of kitisxnitkw
(Okanagan Lake), an important and sacred syilx place, invaluable resource and traditional
transportation route since time immemorial.

The Marshall Street Heritage Conservation Area is not located on the shore of Okanagan Lake.

Action: Revise paragraph as such: “The Abbott Street Heritage Conservation Area is

located on the traditional territory of the syilx/Okanagan people on the eastern shore of kttisxnitkw
(Okanagan Lake), an important and sacred syilx place, invaluable resource and traditional
transportation route since time immemorial.”

Page 14 (part of “Heritage Value”)

Refers to top of page: “With few exceptions, the residences in this neighbourhood are modest in
size and detailing. This is a characteristic that remained even when house styles changed from
early 1900 cottages to interwar revival homes to post-war bungalows and onto suburban ranchers.
Only in the last two decades, since the establishment of the Heritage Conservation Area bylaw in
1998, have very large homes with multiple car garages become an apparent phenomenon, with the
majority of this typology located along the lakeside of Abbott Street, although recently they are
appearing in more areas of the HCA. This is a reflection of the changes in housing styles and forms
as vehicles became more popular and predominant over time and homes had to be designed to
accommodate them.”

Action: Re write this paragraph as follows:

“With few exceptions, the residences in this neighbourhood are modest in size and detailing. This is
a characteristic that remained even when house styles changed from early 1900 cottages to
interwar revival homes to post-war bungalows and onto suburban ranchers. The area had become
somewhat run down. Since the establishment of the Heritage Conservation Area bylaw in 1998,
homeowners restored the homes and gardens which made the area beautiful. Design guidelines
were put in place that gave the residents confidence that the area would be protected. A few years
ago, the Heritage Advisory Committee was disbanded and since then, the guidelines have not been
followed resulting in very large homes with multiple car garages facing the street.”



Page 15 “Statement of Desired Future Character’
This refers to infill in the HCAs, paragraph 2: “This could occur through renovations, house
conversions, additions, infill buildings, multi-family buildings,..”.

Multi family buildings describe apartment buildings which are contrary to the guidelines of 2.5
storeys and maintaining the heritage ambience of the neighbourhoods.
Action: Remove the words “multi-family buildings” from this sentence.

Page 18 Development Guidelines (TOA)

This is in reference to the KGH “TOA” Transit Oriented Area or Transit Exchange. Another term for a
Transit Exchange is a transit hub where several buses converge from different directions so
passengers can take different routes.

The Provincial government in their TOA Document defines a bus exchange as:
“— off-street bus exchanges where buses park temporarily, and passengers transfer from one line
to another.” (Appendix, Provincial Policy Manual: Transit-Oriented Areas Dec. 2023).

From the guidelines: “The TOA within the Heritage Conservation Area (HCA) is a technical boundary
defined by proximity to transit routes.”

There is no indication of the TOA on any maps in these draft guidelines or the area it entails and that
6 storey apartment buildings are allowed in the TOA. The planned TOA extends from Strathcona
Avenue on the south to north of Burne Avenue, so it occupies approximately 25% of the HCA. Six
storey apartment buildings and land assemblies are planned for this part of the HCA. Six storey
apartment buildings will shade out adjacent properties not developed, represent a massive
intrusion in the HCA, and result in the loss of heritage and character houses. Such buildings do not
require parking for the residents.
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The bus stop at KGH has been designated by the city as a TOA to allow for the 6 storey buildings

and land assemblies in the HCA. A check of the transit maps of the city of Kelowna (January 2025)
confirms that there is not a transit exchange at KGH but one at Queensway Exchange (11 routes),
an Okanagan Exchange (4 routes), and the Mission Recreation Exchange (5 routes as in the figure

below.
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Kelowna transit map. January 2025

Action: Remove the reference to the KGH TOA in the draft guidelines and revise all portions of the
2040 OCP related to this, including Policy 5.7.2:

“Policy 5.7.2. Health District Transit Oriented Area. Support low-rise buildings up to 6 storeys, with
due consideration of helicopter operations at Kelowna General Hospital and in keeping with the
district’s identification as a Transit Oriented Area. Encourage lot consolidation where apartment

housing is proposed.”



The province states that even if this was a TOA, any TOAs on floodplains are exempt from this
density. The City of Kelowna’s Mill Creek Floodplain Map shows the entire Abbott Street Heritage
Conservation Area on the Mill Creek Floodplain and there is a corresponding City of Kelowna
Bylaw. The HCA is therefore exempt by the province for higher density (even if KGH was a TOA). It is
well known that the older homes in the HCA are subject to flooding and so many now have sump
pumps. New builds in the HCA are not allowed to have basements because of the floodplain.

The floodplain is referenced in these guidelines on Page 21:

“15. Limit impermeable surfaces in landscaped areas and open spaces to maximize stormwater
infiltration. Respect the Okanagan Lake floodplain and Mill Creek floodplain which set

minimum building elevations for construction.”

On Page 24, Point 10 refers to the issues of basements because the HCA is on the floodplain.

Action: Remove all references to the TOA in these guidelines (have the city revise the reference to
the KGH TOA in the 2040 OCP.)

Page19: 1.0 Key Guidelines -Intent”

Related to:
“C Retain the single-dwelling form, footprint and (up to 2 storey) height for street-fronting buildings,
both for existing and new construction, even if they contain multiple units.”

“D Ensure all alterations, additions, and new buildings are visually compatible with, subordinate to
and distinguishable from the existing context and the historical design of adjacent properties.
Additions and infill buildings (up to 3 storeys) should ideally be sited behind contributory Buildings.
Avoid directly mimicking contributory buildings to maintain clarity between historical and
contemporary elements.”

The HCA is a single dwelling up to 2 storey residential area so the heights of new builds fronting the
street and new builds sited behind, should be no more that 2.

Action: Revise these sentences as such:
“C Retain the single-dwelling form, footprint and (up to 2 storey) height both for existing and new
construction, even if they contain multiple units.”

“D Ensure all alterations, additions, and new buildings are visually compatible with, subordinate to
and distinguishable from the existing context and the historical design of adjacent properties.
Additions and infill buildings (up to 2 storeys) should ideally be sited behind contributory homes.
Avoid directly mimicking contributory homes to maintain clarity between historical and
contemporary elements.”

Page 20. “1.2 Site Planning & Layout — Intent”

In relation to: “New street-fronting buildings should reflect the neighbourhood’s traditional single-
dwelling form, footprint and (up to 2 storey) height. Three storey structures should be sited at the
rear of properties or set back from the street-fronting buildings.”
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Action: Rewrite the sentence as such: “New street-fronting houses should reflect the
neighbourhood’s traditional single-dwelling form, footprint and (up to 2 storey) height. Two storey
structures should be sited at the rear of properties or set back from the street-fronting houses.”

Page 20 “Guidelines - Point 1”

Refer to: “Support house conversions within contributory buildings to achieve additional units and
uses, fostering change and growth while conserving the historic buildings and character of the
HCAs.”

Conversions of existing homes to achieve additional units should refer to the existing homes rather
that “contributory buildings” and refer to the heritage houses as heritage houses not heritage
buildings.

Action: Revise the above sentence as such: “Support house conversions within existing homes to
achieve additional units, fostering change and growth while conserving the historic heritage houses
and other existing houses and the character of the HCAs.”

Page 20 “Guidelines — Point 3”

Refer to: “Consider the relocation of a contributory building or feature, if necessary, to allow room
for additions or infill buildings while maintaining or enhancing the visibility of the contributory
building or feature.”

“Relocation” has happened in the HCA with the result that the new build is located right up to the
front of the property onto the front yard area.

Action: Rewrite the sentence as such: “3. Consider the relocation of a house or feature, if
necessary, to allow room for additions or infill buildings while maintaining or enhancing the
visibility of the contributory house or feature and the setbacks to allow for gardens and mature
trees.”

Page 21 “Site Planning and Layout”

Refer to point 8: “Position new structures including additions, infill buildings, carriage houses,
garages and carports, to be set back from or located behind the street-fronting building line. In the
case of a wide lot, it may be appropriate to position additions, infill buildings and carriage houses
next to or in line with the existing house.”

The second sentence of this paragraph contradicts the first sentence to have carriage houses set
back from the street fronting house. The second sentence also contradicts Point 12 on Page 21:
“New front driveways and garage doors facing the street are not supported where rear lane access
is available. Where no lane is available, front drives with rear garages are permitted” and point 13
on Page 21 and Point 2 on page 22.

Action: Revise the second sentences as such:

“In the case of a wide lot, it may be appropriate to position additions and infill houses next to orin
line with the existing house.”
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Page 21 Re: Point 9.
Refer to: “9. Reduce neighbour overlook by locating second storey or third storey outdoor spaces in
context sensitive siting to preserve privacy for neighbours.”

Action: Revise sentence as such: “9. Reduce neighbour overlook by locating second storey
outdoor spaces in context sensitive siting to preserve privacy for neighbours.”

Figure 3, Page 21, should be revised to have no more than 2 storey buildings in the back yard
graphic.

Page 22 “Relationship to Street and Parking”

Action: Point 2. Change references from “buildings” to “houses.”
Figure 7 shows townhouses which are contrary to the ambience of the HCA and streetscapes.
Townhouses along the street are contrary to the sense of place in the HCA.

Action: Remove Figure 7 from Page 22.

Action: Remove reference to the TOA on Page 22 as it has been established above that there is no
transit exchange at KGH.

Page 23 ‘Scale, Massing and Building Articulation”

Action: Replace the word building (s) with house(s) or home(s) or residence(s) in this section and
throughout the guidelines.

Page 23: Point 3

Action: Remove the reference to 3 storeys and replace it with 2 storeys.

Page 23 Point 5

Refer to: “Desigh new construction on vacant lots or demolished buildings to reflect contemporary
architectural styles rather than directly mimicking historic designs. This approach helps avoid
confusion about what is historic and what is new, while integrating with the established
neighbourhood following the Development Guidelines.”

This paragraph states new builds are to be designed reflecting contemporary architectural styles.
The guidelines state that there are a number of different architectural styles in the HCAs that reflect
the different eras of when they were built.

Homeowners should be able to build a new home that is like one of the “contributory” styles
occurring in the HCAs. As such, the new home would still fit well into the HCAs.

12



As well, this option to build a new home reflective of one of the contributory styles is made in Point
6, page 23 which states “new building designs should embrace the diversity of house styles in the
HCAs. “

Action: Remove Point 5.

Page 24 “TOA Guidelines”

It has been established that there is no TOA in the HCA as there is no KGH Exchange or transit hub
as discussed above. All references to the TOA should be removed. All changes to zoning and the
OCP should be revised to reflect the removal of the TOA.

Action: Remove this section.

Page 25 “Building Finishes”

Refer to Point 1

This section refers to exterior finishing materials such as fibre cement siding which can look like
wood. It also recommends metal cladding. The section does not include red brick with is a
traditional building material in Kelowna (Knox Mountain brick).

Action: Revise as such: “Use durable, fire-resistant, or non-combustible materials for
new homes within the HCAs, including smooth finished fiber cement siding and shingles, fiber
cement panels, stucco cladding, and red brick.”

Refer to Point 2
Red brick is stated that it is incompatible.

Action: Remove brick from the prohibited list.
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