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District of West Vancouver

Heritage Revitalization Agreement Bylaw
No. 4951, 2017

A bylaw to enter into a Heritage Revitalization Agreement (1195 12t Street).

WHEREAS the property at 1195 12t Street known as the Rush House is
recorded in the District's Community Heritage Register and has heritage value;
and

WHEREAS the District of West Vancouver and the Owner of property at 1195
12t Street wish to enter into a Heritage Revitalization Agreement in respect of
the property to ensure conservation of the property;

NOW THEREFORE, the Council of The Corporation of the District of West

Vancouver enacts as follows:

Part 1 Citation

1.1 This bylaw may be cited as “Heritage Revitalization Agreement Bylaw No.
4951, 2017.”

Part 2 Severability

2.1 If a portion of this bylaw is held invalid by a Court of competent
jurisdiction, then the invalid portion must be severed and the remainder of
this bylaw is deemed to have been adopted without the severed section,
subsection, paragraph, subparagraph, clause or phrase.

Part 3 Heritage Revitalization Agreement

3.1 The Mayor and Municipal Clerk are authorized to sign and seal on behalf
of the District the Heritage Revitalization Agreement attached to this bylaw
as Schedule A.

Schedules

Schedule A — Heritage Revitalization Agreement for 1195 12" Street (Rush
House)
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READ A FIRST TIME on October 16, 2017

PUBLICATION OF NOTICE OF PUBLIC HEARING on November 12, 2017 and
November 15, 2017

PUBLIC HEARING HELD on November 20, 2017

READ A SECOND TIME on November 20, 2017

READ A THIRD TIME on November 20, 2017

THIRD READING RESCINDED on December 4, 2017
AMENDED on December 4, 2017

READ A THIRD TIME AS AMENDED on December 4, 2017

ADOPTED by the Council on December 4, 2017

[Original signed by Mayor]

Mayor

[Original signed by Municipal Clerk]

Municipal Clerk
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Schedule A
to Bylaw No. 4951, 2017

HERITAGE REVITALIZTION AGREEMENT FOR 1195 12™ STREET
(RUSH HOUSE)

THIS AGREEMENT dated as the day of , 2017.

BETWEEN:

THE CORPORATION OF THE DISTRICT OF WEST VANCOUVER, a municipal
corporation having offices at 750 — 17t" Street, West Vancouver, British Columbia
V7V 3T3

(the “District”)
AND

MAJOR RUSH HOUSE DEVELOPMENTS LTD., at 3366 Deering Island Place,
Vancouver, British Columbia V6N 4H9

(the “Owner”)
WHEREAS:

A. The District may, by bylaw, enter into a Heritage Revitalization Agreement
with the Owner of property identified as having heritage value, pursuant to
section 610 of the Local Government Act; and

B. The Owner owns certain real property on the northwest portion of which is
situated a building of heritage value known as the Rush House, listed on
West Vancouver's Community Heritage Register, which property and building
are located at 1195 12" Street, West Vancouver, British Columbia and legally
described as LOT 4, EXCEPT THE WEST 50 FEET, OF LOT A SOUTH
EAST 7 OF DISTRICT LOT 1065 PLAN 7234 (the “Heritage Lands”); and

C. The Owner has presented to the District a proposal for the use, development
and conservation of the Heritage Lands that would change the density of use
of the Heritage Lands, and has voluntarily and without any requirement by the
District, entered into this Agreement pursuant to section 610 of the Local
Government Act, and

D. The District must hold a Public Hearing before entering into, or amending, a

Heritage Revitalization Agreement if the Agreement or amendment would
permit a change to the use or density of use of the Heritage Lands that is not

1294541v2
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otherwise authorized by the applicable zoning, and the District has held a
Public Hearing on this Agreement; and

E. The Council of the District has, concurrently with the adoption of the bylaw
authorizing the execution of this Agreement, adopted a bylaw pursuant to
section 611 of the Local Government Act designating the Rush House as
protected heritage property (the “Heritage Designation Bylaw”); and

F. The Council of the District authorizes the subdivision of the Heritage Lands
pursuant to the Strata Property Act, in accordance with the proposed
architectural and landscape plans attached as Appendix B.

NOW THEREFORE in consideration of the mutual promises contained in this
Agreement and other good and valuable consideration, the receipt and
sufficiency of which are hereby acknowledged, the parties agree as follows:

1.0 Conservation of the Heritage Lands

1.1

1.2

1.3

The Owner agrees to conserve, protect and maintain the Heritage
Lands in accordance with this Agreement, including the
Conservation Plan in Appendix A to this Agreement, and in
accordance with Heritage Maintenance Bylaw No. 4187, 1999 as
amended or replaced from time to time, and in the event of any
inconsistency this Agreement shall prevail.

Without limiting the generality of section 1.1, the Owner agrees not
to do any of the following without the prior written approval of the
District in the form of a Heritage Alteration Permit:

(a) make any exterior alterations to the Rush House;

(b) alter or replace the exterior features of the house, typical of
the Craftsman style, which include the triangular eave
brackets, flared window surrounds and battered porch piers
and open wooden balustrade along the verandah;

(c) alter or replace the wood-frame construction, typical of the
Craftsman style, clad in original cedar shingles;

(d) alter or replace the overall form, scale and massing of the
Rush House; or

(e) make any exterior alterations to the Garden Cottage, Laneway
Cottage or accessory garages, except for minor alterations
that in the opinion of the District are in keeping with the
character of the Heritage Lands.

The Owner acknowledges that the District may refuse to issue a
Heritage Alteration Permit required by section 1.2 if, in its sole

1294541v2
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1.4

1.5

1.6

1.7

discretion action reasonably, the District considers that the
alteration that the permit would authorize is inconsistent with this
Agreement or the Heritage Designation Bylaw, and without limiting
the generality of the foregoing the District may refuse to authorize
the alteration of any of the character-defining elements set out
within the conservation plan.

If the Owner fails within the time specified in the notice to conserve,
protect or maintain the Heritage Lands in accordance with this
Agreement after having been given notice in writing to do so, which
notice must specify the work that the Owner is required to
undertake, the Owner agrees that the District may enter on the
Heritage Lands to carry out the work, and may recover the cost of
doing so from the Owner in the same manner and with the same
remedies as taxes in arrears.

In the event of any dispute between the Owner and the District as
to the necessity for any work required by the District pursuant to
section 1.4, the parties agree that the dispute will be resolved by a
member of the Architectural Institute of British Columbia with
training and experience in heritage conservation who has been
chosen by the parties or, failing agreement between the parties, by
the Architectural Institute of British Columbia, and that the fees of
the architect shall be borne by the Owner if the dispute is resolved
in the District’s favour and by the District if the dispute is resolved in
the Owner’s favour.

The Heritage Lands may provide, notwithstanding the provisions of
the RS5 Single Family Dwelling Zone 5 within the District of West
Vancouver’'s Zoning Bylaw No. 4662, 2010, as amended or
replaced from time to time, and in accordance with the further
provisions of this Agreement:

(a) the Rush House is permitted to be relocated from its original
location on the Lot to the new location on the Lot as set out in
the drawings attached as Appendix B to this Agreement;

(b) in addition to the Rush House, the Lands may be developed
with three additional dwelling units identified as the Garden
Suite, Garden Cottage and Laneway Cottage plus accessory
garages (attached and detached) and landscaped as set out in
the drawings attached as Appendix B to this Agreement; and

(c) the Lands may be subdivided pursuant to the Strata Property
Act in accordance with the architectural and landscape plans
attached as Appendix B to this Agreement.

The parties agree that the Owner may apply for and the District
may in its sole discretion issue a building permit that includes minor
variances from Appendix B, provided that any do not alter the
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2.0

1.8

1.9

1.10

character-defining elements or interfere with the overall
appearance, or increase the floor area of the Rush House as
described in Appendix B to this Agreement, or increase the total
floor area of the Garden Cottage, Laneway Cottage or the garages
(attached or detached).

The Owner agrees that the District may withhold any building
permit or occupancy permit or final building permit approval as the
case may be, in respect to the Rush House if the alteration of the
Rush House is not in accordance with Appendix B to this
Agreement, notwithstanding that the construction may be in
compliance with the British Columbia Building Code, the Zoning
Bylaw, and any applicable permit or guidelines.

The parties agree that, except as varied or supplemented by the
provisions of this Agreement, all bylaws and regulations of the
District and all laws of any authority having jurisdiction shall
continue to apply to the Heritage Lands, the Rush House, the
Garden Cottage, the Laneway Cottage and the accessory
buildings.

The Owner agrees that the Zoning Bylaw variances provided under
this Agreement fully compensate the Owner for any reduction in the
market value of the Heritage Lands that may result from the
adoption of the Heritage Revitalization Agreement Bylaw, and
waives absolutely all claims for compensation that the Owner is
otherwise entitled to make under section 613 of the Local
Government Act in respect of the adoption of the Heritage
Revitalization Agreement Bylaw.

Zoning Bylaw Variances

2.1

The following variances to Zoning Bylaw No. 4662, 2010 are
granted through this Agreement to enable the development of the
Heritage Lands including the relocation of the Rush House and
construction of the Garden Cottage, Laneway Cottage and the
garages in accordance with Appendix B attached to this
Agreement, and for those purposes only:

(a) Section 120.04 (One Principal Building Per Site) is varied to
allow up to a maximum of four principal buildings on the Lands;

(b) Section 205.05 (Site Coverage) is increased from 30% to 37%;
(c) Section 205.06 (Floor Area Ratio) is increased from 0.35 to 0.67;

(d) Section 205.07 (Front Yard), Section 205.08 (Rear Yard) and
Section 205.09 (Side Yard and Combined Side Yard) are varied
to allow for the minimum yard setbacks shown in Appendix B;
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3.0

4.0

5.0

(e) Section 205.10 (Building Height) and Section 205.12 (Highest
Building Face) are varied to allow for the maximum roof
elevations shown in Appendix B; and

(f) Section 205.13 (Off-Street Parking) is varied to allow for parking
to be accessed other from the lane shown in Appendix B.

Damage or Destruction

3.1

3.2

3.3

In the event that the Rush House, the Garden Cottage and/or the
Laneway Cottage are damaged by fire, earthquake, or any other
cause, such that in the written opinion of a member of the
Architectural Institute of British Columbia with training and
experience in heritage conservation engaged and instructed by the
District it is not possible or appropriate from a heritage conservation
perspective to repair it, the Owner must construct on the Lands at
the Owner’s cost a replica of the Rush House and rebuild the
Garden Cottage and Laneway Cottage in accordance with the
original plans and specifications for the building and subject only to
such variations from the original plans and specifications as are
required to comply with the current British Columbia Building Code.
Thereafter the provisions of this Agreement pertaining to the
conservation, protection and maintenance of the Rush House,
including this provision, shall apply to the replica of the Rush
House.

As an alternative to constructing a replica of the Rush House and
rebuilding the Garden Cottage and Laneway Cottage in the event of
such damage, the Owner may develop on the Lands in accordance
with the then current zoning regulations, provided that no
residential dwelling constructed on the lot shall have a Floor Area
Ratio (FAR) not exceeding 0.24.

In the event that the Rush House is damaged, the Owner must
repair the Rush House, within 24 months of the date of damage,
after having obtained a Heritage Alteration Permit and building
permit, and must carry out all repairs in accordance with Appendix
A attached to this Agreement. Section 1.4 shall apply in the event
of any failure of the Owner to repair the Rush House in accordance
with this section.

Amendment

4.1

The parties acknowledge and agree that this Agreement may only
be amended by bylaw with the consent of the Owner, provided that
a Public Hearing shall be held if an amendment would permit a
change to the use or density of the Heritage Lands.

Representations

5.1

It is mutually understood and agreed upon between the parties that
the District has made no representations, covenants, warranties,

1294541v2
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6.0

7.0

8.0

9.0

promises or agreements expressed or implied, other than those
expressly contained in this Agreement.

Statutory Functions

6.1

6.2

Except as varied or supplemented herein, this Agreement shall not
prejudice or affect the rights and powers of the District or its
approving officer in the exercise of their statutory functions and
responsibilities and their rights and powers under any enactments,
bylaws, order or regulations, including but not limited to the Local
Government Act, the Land Titles Act and the Strata Property Act, all
of which, except as varied or supplemented herein, are applicable
to the Heritage Lands, the Rush House and the Garden Cottage
and Laneway Cottage.

The Owner acknowledges that the subdivision of the Heritage
Lands is subject to the District’s approving authority, that the
construction of or alteration of a building on any portion of the
Heritage Lands requires a Heritage Alternation Permit, and that the
District may impose off-site works and service requirements and
development cost charges in respect of subdivision and the
development of the Heritage Lands.

Enurement

71

7.2

This Agreement enures to the benefit of and is binding upon the
parties hereto and their respective heirs, executors, administrators,
successors and assigns.

The District shall file a notice within the Land Titles Office, as
provided for in section 594 of the Local Government Act, and upon
registration of such notice, this Agreement and any amendment to it
shall be binding on all persons who acquire an interest in the land
affected by this Agreement.

Other Documents

8.1

The Owner agrees at the request of the District, to execute and
deliver or cause to be executed and delivered all such further
agreements, documents and instruments and to do and perform or
case to be done and performed all such acts and things as may be
required in the opinion of the District to give full effect to the intent
of this Agreement.

Notices

9.1

Any notice required to be given pursuant to this Agreement shall be
in writing and shall be delivered by registered mail as follows:

1294541v2
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a) To the District:

THE CORPORATION OF THE DISTRICT OF WEST
VANCOUVER

750 — 17t STREET
WEST VANCOUVER, BC V7V 3T3

b) To the Owner:
MAJOR RUSH HOUSE DEVELOPMENTS LTD.

3366 DEERING ISLAND PLACE
VANCOUVER, BC V6N 4H9

10.0 No Partnership or Agency

10.1 The parties agree that nothing contained in this Agreement creates
a relationship between the parties of partnership, joint venture, or
agency.

APPENDICIES:

A. Conservation Plan for the Rush House prepared by Donald Luxton &
Associates Inc., April 2016.

B. Architectural Drawings for proposed infill units by Formwerks Architectural
Inc. dated September 2017 and Landscaping Plans prepared by Formwerks
Landscape Architecture dated September 2017.
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MAJOR RUSH HOUSE DEVELOPMENTS LTD.

By its authorized signatory

CORPORATION OF THE DISTRICT OF WEST VANCOUVER

By its authorized signatory

Mayor

Municipal Clerk

10
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1.0 INTRODUCTION

Rush House

HISTORIC NAME:

CIVIC ADDRESS: 1195 12th Street, West Vancouver, BC
ORIGINAL OWNERS: Frederick and Janet Rush
DATE OF CONSTRUCTION: 1923

The Rush House is among the oldest structures in
Ambleside neighbourhood of West Vancouver.
Located on an extensively landscaped setting at
1195 12th Street, the one and one-half storey
Craftsman-style house features a gabled roofline,
wrap-around verandah, and original cedar shingle
cladding. An overall rehabilitation scheme has been
prepared by Formwerks Architectural Incorporated.

This Conservation Plan is based on Parks Canada’s
Standards & Guidelines for the Conservation
of Historic Places in Canada. It outlines the
preservation, restoration, and rehabilitation that will
occur as part of the proposed development.

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC

CONSERVATION PLAN | APRIL 2017

(50



>

2.0 HSTORIC CONTEXT

The Rush House is located in the historic Ambleside
neighbourhood of West Vancouver. Due to its
position along the Burrard Inlet, this area facilitated
the first European settlement in the 1870s and since
then, Ambleside has transitioned from a small,
fledging seasonal communily to an active, mixed-
use neighbourhood.

The Ambleside area was first officially settled by
Europeans in 1873 when “Navwy” Jack Thomas
built a house that is located on Argyle Avenue near
the foot of 18th Streel. The Navvy Jack Thomas
House remains the oldest continually occupied
house in the Lower Mainland. Welsh-born Navvy
Jack Thomas was the first Caucasian resident of
West Vancouver and the construction of his home
signalled the waves of settlement that would later
arrive in Ambleside and West Vancouver.

SRS < v J

Rush House under construction, 1923, (3267.WVA.PHO)

CONSERVATION PLAN | APRIL 2017

Following this initial development, the area was slow
to advance due to a lack of transportation options.
Beyond the canoe, which itself was a treacherous
option, there was no easy way lo reach the shores
of Ambleside. Beginning in the 1880s, a “Tent City”
sprang up each May through September that was
composed of camping Lower Mainland residents
who were hoping to escape “The Big Smoke” of
logging activities to the east and south. This seasonal
community of campers was the primary residential
development through the first decade of the 1900s,
as access to the area continued to be restricted.

The establishment of ferry service from Ambieside
to Vancouver in 1909 was a watershed event for
the community and the future of West Vancouver.
The community was finally accessible from the
remainder of the Lower Mainland, and soon after

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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the first ferry began plying the waters of the Burrard
Inlet, the permanent residential development
of Ambleside began. Only three years later, in
1912, the community of West Vancouver was
incorporated. By 1915, West Vancouver was home
to the first public bus service in Western Canada.
This operation, which began as a service to help
passengers travel to and from the ferry terminal was
the predecessor lo West Vancouver’s “Blue Bus.”

Development in the area was spurred by the
booming economy of the Lower Mainland in the
early 1910s. A subsequent economic decline,
followed by World War |, slowed construction in the
area, but by the 1920s, settlement and development
: began again in earnest. This interwar period saw
%‘1 e Tt % 3% A= 14 the construction of the Rush House in 1923. War
tf%%‘? fj?-?ﬁ‘ ZEOh) PR 3§ veteran, Frederick C. Rush and his wife, Janet,
- ;_i'.‘ LA R i A DT purchased the property, which constituted a 0.73
E::c;}'rajzf ;ﬁﬂaseh;aoﬁ;fid;d‘;ij&z: hé;rslack..‘!‘:b!;:;; - hectare farn?',FrEderICk’ originally fr_om ,Engl?',]d'
House property, 1937, (3269.WVA PHO) and Janel, originally from Scotland, arrived in British

Columbia in 1920, upon Frederick’s retirement.
Following construction of their home in 1923, the
property was later subdivided into the surrounding
residential lots as the neighbourhood grew. During
the busy interwar period, community leaders were
also actively promoting the Ambleside area for
industrial development, due to its proximity to
Burrard Inlet and direct access to major waterways.
This plan ultimately failed, culminating in the 1926
Town Planning Act, which precluded industry in
West Vancouver, allowing the municipality to focus
on residential development. This defining piece of
legislation paved the way for West Vancouver to
remain a bedroom community as it grew through
the twentieth century.

Access to West Vancouver continued to be
improved through the 1920s with the construction
of the Second Narrows Bridge in 1925. Access was
further improved in 1938, when the Lions Gate
Bridge opened, spanning the First Narrows crossing
and located significantly closer to West Vancouver
and the growing Ambleside neighbourhood.

Major Frederick Rush, circa World War | or earlier.
(courtesy of lan Macdonald)

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC F‘
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The exclusive, single-family atmosphere of the
Ambleside area, which had persisted since the
19205, was finally challenged in 1959 when the
municipal zoning by-law was changed to pemit the
development of multi-family residential buildings.
The implications of this change quickly manifested
themselves in the form of high-density apartment
towers; the first of which was constructed in Woest
Vancouver by 1961, Through the 1960s and 1970s,
numerous high-rise residential buildings sprung up

+
&

J}f - : gt 'y -

Rush House, circa 1920s. (3270.WVA.PHO)

in Ambleside. Many of these towers remain standing
and unaltered today. Today, Ambleside is home to a
diverse mix of buildings that represent the evolution
of the neighbourhood, from houses constructed
in the early 1900s to high-style examples of West
Coast Modern architecture. The Rush House
remains an early and excellent example of the type
of housing constructed during the flourishing, albeit
brief, period of development resurgence in West
Vancouver in the 1920s.

. -
[ dye 4 S =l
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RUSH HOUSE: 1193 12TH STREET, WEST VANCOUVER, BC
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Rush and Macdonald families at the house, Christmas 1925. {courtesy of lan Macdonald)

‘ P Rt ! R ﬁ Ao " i I-Li:i I
Rush House, 1923, (1368.WVA.RAH) :

AUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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Rush House and surrounding hay field, between 1923 and 1929 (13265 WVA PHO

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
‘ CONSERVATION PLAN | APRIL 2017



3.0 STATEMENT OF SIGNIFHCANCE

RUSH HOUSE
1195 12TH STREET, WEST VANCOUVER

Description of the Historic Place

Located at 1195 12th Street in the Ambleside
neighbourhood of West Vancouver, the Rush House
is a one and one-half storey Craftsman style house.
Among the oldest buildings in Ambleside, the house
is characterized by its gabled roofline, wrap-around
verandah, cedar shingle cladding and its extensively
landscaped setting.

Heritage Value of the Historic Place

The Rush House is valued for its association with
the early development of West Vancouver’s historic
Ambleside neighbourhood; for its representation of
the early residential properties of West Vancouver,
first owned by the Rush family; and for its Craftsman
style architecture.

The Rush House, constructed in 1923, reflects the
early development of Ambleside, and represents
one of the older, permanent European settlements
in the area. The establishment of ferry service
from Ambleside to Vancouver in 1909 initially
opened West Vancouver lo development, as it was
finally accessible from the remainder of the Lower
Mainland. Construction in Ambleside was first
prompted by the booming regional economy of
the early 1910s. A subsequent economic decline,
followed by World War |, slowed construction in
the area, but by the 1920s, development activity,
including the Rush property, had once again
reactivated. The original agricultural usage of the
property illustrates the once bucolic surroundings
of Ambleside.

The Rush House is valued for its early expression of
residential property in West Vancouver. First owned
by the Rush family, composed of patriarch Frederick
C. Rush, a World War | veteran and his wife, Janet,
the property was originally part of a 0.73 hectare
farm, reminiscent of early settler ambitions to tame
the forested land. Frederick was born in England and
Janet was born in Scotland; they arrived in British
Columbia in 1920, upon Frederick’s retirement. The

property was later subdivided into the surrounding
residential lots as the neighbourhood grew. Despite
the surrounding growth of Ambleside, the Rush
House property maintains its early twentieth-century
residential character. The enduring, lush landscape
of the house, including many original plantings and
reflecting a traditional ‘English’ treatment, enhances
its heritage value and is a vivid reminder of the early
residential landscapes of West Vancouver.

The Rush House is an excellent example of the
Craftsman style of architecture, Derived from the
British Arts and Crafts movement, the Craftsman
style promoted the honest use of natural and
locally sourced materials and first became popular
in British Columbia during the early 1910s. The
enduring preference for the Craftsman style through
the interwar era of the 19205 represents a nostalgic
penchant for earlier, pre-war times. Featuring
hallmarks of the style, including triangular brackets,
an open verandah and cedar shingle cladding, the
Rush House maintains its original integrity.

Character-Defining Elements

Elements that define the heritage character of the

Rush House are its:

» location along 12th Street in the Ambleside
neighbourhood of West Vancouver;

¢ situation on a corner site, set back from both
street frontages;

* residential form, scale and massing as
expressed by its one and one-half storey height
with wrap-around verandah, gabled roofline
and multiple bays;

* wood-frame construction with twin-coursed
cedar shingle cladding;

* craftsman style features, including triangular
eave brackets, flared window surrounds,
and battered porch piers and open wooden
balustrade along the verandah;

* original wooden-sash windows, with multi-
pane casement and multi-pane double-hung
assemblies;

e two internal brick chimneys; and

* associated landscape features, including
original plantings.

RUSH HOUSE: 1185 12TH STREET, WEST VANCOUVER, BC

CONSERVATION PLAN | APRIL 2017

(5



(33

4.0 CONSERVATION GUIDELINES

4.1 STANDARDS AND GUIDELINES

The Rush House is a significant historical resource in
the District of West Vancouver. The Parks Canada’s
Standards & Guidelines for the Conservation of
Historic Places in Canada is the source used to
assess the appropriate level of conservation and
intervention. Under the Standards & Guidelines, the
work proposed for the Rush House includes aspects
of preservation, restoration, and rehabilitation.

Preservation: the actlion or process of
prolecting, maintaining, and/or stabilizing
the existing materials, form, and integrity
of a historic place or of an individual
component, while protecting its heritage
value.

Restoration: the action or process of
accurately revealing, recovering or
representing the state of a historic place or
of an individual component, as it appeared
at a particular period in its history, while
protecting its heritage value.

Rehabilitation: the action or process

of making possible a continuing or
compatible contemporary use of a historic
place or an individual component, through
repair, alterations, and/or additions, while
protecting its heritage value.

Interventions to the Rush House should be based
upon the Standards outlined in the Standards &
Cuidelines, which are conservation principles of
best practice. The following General Standards
should be followed when carrying out any work to
an historic property.

STANDARDS

Standards relating to all Conservation Projects

1. Conserve the heritage value of a historic place.
Do not remove, replace, or substantially alter
its intact or repairable character-defining
elements. Do not move a part of a historic
place if its current location is a character-
defining element.

2. Conserve changes to a historic place, which
over time, have become characler-defining
elements in their own right.

3. Conserve heritage value by adopting an
approach calling for minimal intervention.

4. Recognize each historic place as a physical
record of its time, place and use. Do not create
a false sense of historical development by
adding elements from other historic places or
other properties or by combining features of
the same property that never coexisted.

5. Find a use for a historic place that requires
minimal or no change to its character defining
elements.

6. Protect and, if necessary, stabilize a historic
place until any subsequent intervention
is undertaken. Protect and preserve
archaeological resources in place. Where there
is potential for disturbance of archaeological
resources, take mitigation measures to limit
damage and loss of information.

7. Evaluate the existing condition of character-
defining element to determine the appropriate
intervention needed. Use the gentlest means
possible for any intervention. Respect heritage
value when undertaking an intervention.

8. Maintain character-defining elements on
an ongoing basis. Repair character-defining
element by reinforcing the materials using
recognized conservation methods. Replace in
kind any extensively deteriorated or missing
parts of character-defining elements, where
there are surviving prototypes.

AUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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9. Make any intervention needed to preserve
character-defining elements physically and
visually compatible with the historic place and
identifiable upon close inspection. Document
any intervention for future reference.

Additional Standards relating to Rehabilitation

10. Repair rather than replace character-defining
elements. Where character-defining elements
are too severely deteriorated to repair, and
where sufficient physical evidence exists,
replace them with new elements that match
the forms, materials and detailing of sound
versions of the same elements. Where there is
insufficient physical evidence, make the form,
material and detailing of the new elements
compatible with the character of the historic
place.

11. Conserve the heritage value and character-
defining elements when creating any new
additions to a historic place and any related
new construction. Make the new work
physically and visually compatible with,
subordinate to and distinguishable from the
historic place,

12. Create any new additions or related new
construction so that the essential form and
integrity of a historic place will not be
impaired if the new work is removed in the
future.

Additional Standards relating to Restoration

13. Repair rather than replace character-defining
elements from the restoration period. Where
character-defining elements are too severely
deteriorated to repair and where sufficient
physical evidence exists, replace them with
new elements that maich the forms, materials
and detailing of sound versions of the same
elements.

14. Replace missing features from the restoration
period with new features whose forms,
materials and detailing are based on sufficient
physical, documentary and/or oral evidence.

CONSERLATION GUIDELR IES

4.2 CONSERVATION REFERENCES

The proposed work entails the Preservation,
Resloration, and Rehabilitation of the exterior of the
Rush House. The following conservation resources
should be referred to:

Standards and Guidelines for the Conservation of
Historic Places in Canada, Parks Canada, 2010.

http:/Awww historicpl, n/pages/standarcs-
nnrmgg[dncumgnr.asgx
National Park Service, Technical Preservation

Services. Preservation Briefs:

Preservation Brief 9: The Repair of Historic Wooden
Windows,
hitp://wwv.nps.gov

wooden-windows itm

how-to-preserve/hriefs/9-

Preservation Brief 10: Exterior Paint Problems on
Historic Woodwork.
Jhwwwonps. gov, how-to-presery

briefs/ 10-paint-problems.htm

Preservation Briefl 14: New Exterior Additions to
Historic Buildings: Preservation Concerns.
http://www.nps. gov/tps/how-to-preserve/
briefs/14-exterior-additions.him

Preservation Brief 19: The Repair and Replacement
of Historic Wood Shingle Roofs.
hitp:/fvww.nps. gov how-to-preservi

briefs/19-waoden shingle-roofs. htin

Preservation Brief 37: Appropriate Methods of
Reducing Lead-Paint Hazards in Historic Housing.
http://www,nps. gov/tps/how-to-preserv
briefs/37-lead-paint-hazards.him

Preservation Brief 39: Holding the Line: Controlfing
Unwanted Moisture in Historic Buildings.
hitp://iwww.nps.gov how-to-preservi
briefs/39-control-unwanted-moisture htm

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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Preservation Brief 45: Preserving Historic Wooden
Porches.

bttp:/hvvw.nps. goviips/how-to-preserve/
hriefs/45-wooden-porches. htm

Preservation Briel 47: Maintaining the Exterior of
Small and Medium Size Historic Buildings.
http://www.nps. gov/tps/how-to-preserve/

Driefs/47-maintaining-exteriors. htim

4.3 GENERAL CONSERVATION
STRATEGY

The primary intent is to preserve the existing historic
structure, while undertaking a rehabilitation that
will upgrade its structure and services lo increase
its functionality for residential uses. As part of the
scope of work, character-defining elements will be
preserved, while missing or deleriorated elements
wilf be restored.

Proposed Redevelopment Scheme

A redevelopment scheme for this property
is currently being prepared by Formwerks
Architectural Incorporated, which includes the
relocation of the Rush House within the property
site, and the construction of two detached, infill
dwellings with a garden suite below. All new visible
construction and proposed addition to the historic
asset should be considered a modern addition to
the historic structure. The Standards & Guidelines
list recommendations for new additions to historic
places.

The proposed design scheme should follow these

principles:

* Designing a new addition in a manner that
draws a clear distinction between what is
historic and what is new.

»  Design for the new work may be contemporary
or may reference design motifs from the
historic place. In either case, it should be
compatible in terms of mass, materials,
relationship of solids to voids, and colour, yet
be distinguishable from the historic place.

CONGERVATION PLAN | APRIL 2017

* The new additions should be physically and
visually compatible with, subordinate to and
distinguishable from the preserved historic
fagade.

An addition should be subordinate to the historic
place. This is best understood to mean that the
addition must not detract from the historic place
or impair its heritage value. Subordination is not
a question of size; a small, ill-conceived addition
could adversely affect an historic place more than a
large, well-designed addition.

Additions or new construction should be visually
compatible with, yet distinguishable from, the
historic place. To accomplish this, an appropriate
balance must be struck between mere imitation
of the existing form and pointed contrast, thus
compiementing the historic place in a manner that
respects its heritage value.

Relocation of Historic Building

The relocation of an historic building on an existing
lot is the least intrusive relocation approach with
regards to loss of historic context and invasive work
to the structure.

The following Relocation Guidelines should be
implemented for the relocation of the Rush House:
s A relocation plan should be prepared prior

to relocation that ensures that the least

destructive method of relocation will be used.
* Alterations to the historic structure proposed

to further the refocation process should be

evaluated in accordance with the Conservation

Plan and reviewed by the Heritage Consultant.

This can involve removal of later additions

that are not enhancing the heritage value and

historic appearance of the heritage house; for

example, the concrete corner addition.

*  Only an experienced and qualified contractor

shall undertake the physical relocation of the
historic structure.

RUSH HOUSE: 1185 12TH STREET, WEST VANCCUVER, BC



*  Preserve historic fabric of the exterior
efevations including the wood-frame structure
with stucco siding, wood sash windows and
roof structure as much as possible. Preserve
brick chimney in situ, and relocate with
the main structure if possible. Alternatively
reconstruct chimney with salvaged bricks
to match historic appearance, if unable to
relocate with the historic building due to
structural reasons.

= Appropriate foundation materials shall be used
at the new site, which can include reinforced
concrete foundations and floor slab. The final
relative location to grade should match the
original as closely as possible, taking into
account applicable codes.

* Provide utility installations for electricity,
communication and other service canneclions
underground if possible. All installations
located above ground should be incorporated
harmoniously into the design concept for the
relocated structure.

4.4 SUSTAINABILITY STRATEGY

Heritage conservation and sustainable development
can go hand in hand with the mutual effort of all
stakeholders. In a practical context, the conservation
and re-use of historic and existing structures
contributes to environmental sustainability by
reducing solid waste disposal, saving embodied
energy, and conserving historic materials that are
often less consumptive of energy than many new
replacement materials.

In 2016, the Federal Provincial Territorial Ministers of
Culture & Heritage in Canada (FPTMCHC) published
a document entitled, Building Resilience: Practical
Cuidelines for the Retrofit and Rehabilitation of
Buildings in Canada that is “intended to establish
a common pan-Canadian ‘how-to’ approach for
practitioners, professionals, building owners, and
operators alike.”

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC

The following is an excerpt from the introduction of
the document:

{Building Resilience] is intended to

serve as a “sustainable building toolkit”
that will enhance understanding of

the environmental benefits of heritage
conservation and of the strong
interrelationship between natural and
built heritage conservation. Intended as a
useful set of best practices, the guidelines
in Building Resilience can be applied

to existing and traditionally constructed
buildings as well as formally recognized
heritage places.

These guidelines are primarily aimed at
assisting designers, owners, and builders in
providing existing buildings with increased
levels of sustainability while protecting
character-defining elements and, thus,
their heritage value. The guidelines are
also intended for a broader audience of
architects, building developers, owners,
custadians and managers, contractors,
crafts and trades people, energy

advisers and sustainability specialists,
engineers, heritage professionals, and
officials responsible for buift heritage

and the existing built environment at all
jurisdictional levels.

Building Resilience is not meant to
provide case-specific advice. It is
intended to provide guidance with seme
measure of flexibility, acknowledging

the difficulty of evaluating the impact of
every scenario and the realities of projects
where buildings may contain inherently
sustainable elements but limited or no
heritage vafue. All interventions must be
evaluated based on their unigue context,
on a case-by-case basis, by experts
equipped with the necessary knowledge
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and experience to ensure a balanced
consideration of heritage value and
sustainable rehabilitation measures.

Building Resilience can be read as a stand-
alone document, but it may also further
iltustrate and build on the sustainability
considerations in the Standards and
Guidelines for the Conservation of Historic
Places in Canada.

4.5 ALTERNATE COMPLIANCE

As a listed building on the Municipal Heritage
Register, the Rush House may eligible for heritage
variances that will enable a higher degree of
heritage conservation and retention of original
material, including considerations available under
the following municipal legislation.

4.5.1 BRITISH COLUMBIA BUILDING CODE

Building Code upgrading ensures life safety and
long-term protection for historic resources. It is
important to consider heritage buildings on a case-
by-case basis, as the blanket application of Code
requirements do not recognize the individual
requirements and inherent strengths of each
building. Over the past few years, a number of
equivalencies have been developed and adopted
in the British Columbia Building Code that enable
more sensitive and appropriate heritage building
upgrades. For example, the use of sprinklers in a
heritage structure helps to salisfy fire separation
and exiting requirements. Table A-1.1.1.1., found in
Appendix A of the Code, outlines the “Alternative
Compliance Methods for Heritage Buildings.”

Given that Code compliance is such a significant
factor in the conservation of heritage buildings, the
most important consideration is to provide viable
economic methods of achieving building upgrades.
In addition to the equivalencies offered under the

current Code, the City can also accept the report of
a Building Code Engineer as to acceptable levels of
code performance.

4.5.2 HOMEOWNER PROTECTION ACT

The Homeowner Protection Act was implemented in
1998 as a means to strengthen consumer protection
for the purchase of new homes. The act was passed
following a commission of enquiry into the leaky
condo crisis, and was intended on protecting
homeowners by ensuring home warranty insurance
was provided on new construction, covering two
years on labour and materials, five years on the
building envelope and 10 years on the structure
of the home. As the Acl was intended to regulate
new construction, considerations were not taken of
buildings that have remained in sound condition for
a many number of years that already far exceeded
what the HPA requires for a warranty on a new
home. The act did not take into consideration the
protection of heritage projects, and consequently
resulted in the loss of significant heritage fabric
through the requirement of new windows and
rainscreen wall assemblies on residential heritage
rehabilitation projects. An example being the
requirement to remove original wooden siding
that has successfully protected the building for 100
years, and replace it with a rainscreen assembly
that is only warrantied for five years. Not only was
valuable heritage fabric lost, but new materials will
likely not last nearly as long as the original.

Amendments to the Homeowner Protection Act
Regulation made in 2010 allow for exemptions for
heritage sites from the need to fully conform to the
BC Building Code under certain conditions, thus
removing some of the barriers to compliance that
previously conflicted with heritage conservation
standards and guidelines. The changes comprised:
1. an amendment to the Homeowner Protection
Act Regulation, BC Reg. 29/99 that allows a
warranty provider, in the case of a commercial
to residential conversion, to exclude
components of the building that have heritage

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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value from the requirement for a warranty, and
2. clarification of the definition of ‘substantial
reconstruction.’ The latter clarification explains
that 75% of a home must be reconstructed
for it to be considered a ‘new home’ under
the Homeowner Protection Act, thus enabling
single-family dwelling to multi-family and
strata conversions with a maximum of 75%
reconstruction to be exempt from home
warranty insurance. The definition of a heritage
building is consistent with that under the
Energy Efficiency Act.

The Rush House falls into the second category, as the
proposed project involves retaining a high degree of
the original structure and less than 75% of the house
will be reconstructed. Consequently, this project is
not considered a substantial reconstruction as per the
amended definition in the Homeowners Protection
Act, and will be exempt from the requirement of
a warranty. This amendment will enable a higher
degree of retention and preservation of original
fenestration, siding and woodwork.

4.5.3 ENERGY EFFICIENCY ACT

The provincial Energy Efficiency Act (Energy
Efficiency Standards Regulation) was amended in
2009 to exempt buildings protected through heritage
designation or listed on a community heritage
register from compliance with the regulations.
Energy Efficiency standards therefore do not apply to
windows, glazing products, door slabs or products
installed in heritage buildings. This means that
exemptions can be allowed lo energy upgrading
measures that would destroy heritage character-
defining elements such as original windows and
doors.

These provisions do not preclude that heritage
buildings must be made more energy efficient,
but they do allow a more sensitive approach of
alternate compliance to individual situations and a
higher degree of retained integrity. Increased energy
performance can be provided through non-intrusive

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, 8C

methods of alternate compliance, such as improved
insulation and mechanical systems. Please refer to
the Standards & Guidelines for the Conservation of
Historic Places in Canada for further detail about
“Energy Efficiency Considerations.”

4.6 SITE PROTECTION & STABILIZATION

Itis the responsibility of the owner to ensure the heritage
resource is protected from damage at all times. At any
time that the building is left vacant, it should be secured
against unauthorized access or damage through the
use of appropriate fencing and security measures.
Additional measures to be taken include:

*  Are smoke and fire detectors in working order?

* Are wall openings boarded up and exterior
doors securely fastened once the building is
vacant?

* Have the following been removed from the
interior: trash, hazardous materials such as
inflammable liquids, poisons, and paints and
canned goods that could freeze and burst?

The historic house should be protected from

movement and other damage at all times during
demolition, excavation and construction work.

CONSERVATION PLAN | APRIL 2017
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5.0 CONSERVATION RECOMMENDATIONS

A condition review of the Rush House was carried
out during a site visit in February 2017. In addition
to the visual review of the exterior of the building,
paint samples were taken from exterior building
materials and examined. The recommendations for
the preservation and rehabilitation of the historic
fagades are based on the site review, material
samples and archival documents thal provide
valuable information about the original appearance
of the historic building.

The following chapter describes the materials,
physical condition and recommended conservation
strategy for the Rush House based on Parks Canada
Standards & Cuidelines for the Conservation of
Historic Places in Canada.

RIDGEVIEW
ELEMENTARY
SCHOOL

13TH ST

12TH ST

Aerial view showing location of Rush House at 1195 12th Street.
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5.1 SITE

The Rush House is located at 1195 12th Street, in
Ambleside neighbourhood of West Vancouver, The
property site is on a corner location, with the house
set back from Jefferson Street to the north, 12th Street
to the east, and the laneway to the south. The house
remains in its original location, and the property site
is characterized by its extensive landscaped setting
that features a variety of mature vegetation.

As part of the proposed rehabilitation scheme,
the house will be moved towards the corner of
Jefferson Avenue & 12th Street to accommodate the
construction of two detached, infill dwellings at the
rear of the house to the west. All heritage resources
within the site should be protected from damage or
destruction at all times. Reference Section 4.6: Site
Protection for further information.

LAWSON AVE

KINGS AVE

11TH ST

JEFFERSON AVE

INGLEWOOD AVE
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Conservation Strategy: Rehabilitation

Relocate the historic house within the property
lines.

Retain the main frontage on 12th Street.

Any drainage issues should be addressed
through the provision of adequate site drainage
measures.

Design new infill structures that are “physically
and visually compatible with, subordinate to,
and distinguishable from the historic place” as
recommended in Standard 11.

Preserve significant landscape fealures as
possible. Relocate significant specimen
rhododendron.

Historic front facade of the Rush House along 12th Street,

CONEERVAIOE L RECO L IENLATION I

5.2 OVERALL FORM, SCALE & MASSING

The Rush House features a Craftsman-style
residential form, scale and massing, as characterized
by its one and one-half storey height, a wrap-around
verandah, and gabled roof structure with multiple
bays.

As part of the proposed rehabilitation scheme, the
overall form, scale and massing of the historic house
will be preserved.

Conservation Strategy: Preservation

Preserve the overall form, scale and massing of
the building.

The historic street fagades along Jefferson
Avenue & 12th Street should be retained.

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BG
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5.3 FOUNDATIONS Conservation Strategy: Rehabilitation

The existing foundation walls beneath the cedar-
shingle siding of the Rush House were inaccessible

during the site visit. As part of the proposed
rehabilitation scheme, the heritage asset will .
include new foundation walls upon its relocation

within the property lines, and new cedar-shingle

siding will be reinstated to match original. Careful
attention should be executed to ensure the exterior .
wood-frame walls above grade are not damaged
during rehabilitation work.

R

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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As new foundations are proposed, concrete
is a suitable material. New material should
match original in appearance, as viewed from
the exterior.

Foundations should be reviewed by a
Structural Engineer. Once condition is
assessed, conservation recommendations can
be finalized.

To ensure the prolonged preservation of the
new foundations, all landscaping should be
separated from the foundations at grade by a
course of gravel or decorative stones, which
help prevent splash back and assist drainage.
New vegelation may assist in concealing the
newly exposed foundations, if desired.

side elevation of the Rush House. at corner of 12th Street and Jefferson Avenue.



5.4 EXTERIOR WOOD-FRAME WALLS

The Rush House features a typical wood-frame
construction in Craftsman style detailing, including
its cedar-shingle siding in painted finish in all
elevations, and surviving, original wood features;
all of these features are important characler-defining
elements that should be preserved, and repaired as
required.

The twin-course cedar-shingle siding continues
beyond the water table and above the foundation
walls, including the battered porch piers at the
comer ends of the wrap-around verandah.

The historic house also features original wood trims
such as triangular eave brackets, and flared window
surrounds that contributes to the historic character
of the herilage asset.

In general, the exterior wood-frame walls appear
lo be in good condition, with signs of minor
deterioration in the form of discolouration and
staining, broken or missing pieces, and holes from
redundant fasterners. The exterior walls also show
biological growth in localized areas, which indicate
moisture retention, and potential water ingress
particularly in areas where sun exposure is limited.
Further investigation is required to determine its
integrity.

Conservation Strategy: Preservation

* Due to the integrity of wood frame structure,
the exterior walls should be preserved through
retention and in-situ repair work.

* Preserve the original wood-frame structure of
the historic building.

* Preserve original siding on all elevations, if
possible, and clean surface for repainting.

* Replace damaged siding to match existing in
material, size, profile and thickness.

= Any existing trim should be preserved, and
new material that is visually physically
compatible with the original should be
reinstated when original fabric is missing.
Combed and/or textured lumber is not
acceptable. Hardi-plank or other cementitious

boards are not acceptable.

* Design structural or seismic upgrades so as lo
minimize the impact to the character-defining
elements.

* Utilize Alternate Compliance Methods
outlined in the BCBC for fire and spatial
separations including installation of sprinklers
where possible.

¢ Cleaning procedures should be undertaken
with non-destructive methods. Areas with
biological growth should be cleaned using
a soft, natural bristle brush, without water,
to remove dirt and other material. If a more
intense cleaning is required, this can be
accomplished with warm water, mild detergent
(such as D/2 Biological Solution®} and a soft
bristle brush. High-pressure power washing,
abrasive cleaning or sandblasting should not
be allowed under any circumstances.

5.5 ROOF

The Rush House features an original compound
gabled roof structure, with shed dormer at the rear
portion to the south, and two, original, interior brick
chimneys along the roof ridge. The roof structure
features later asphalt shingles that do not contribute
to the historic character of the house.

The roof was not accesible during the review, but
appears to be in good condition based on visual
inspection from the ground level. The roof shows
minor evidences of deterioration in localized areas
in the form of discolouration and sorne biological
growth. Further investigation is required to
determine its structural integrity.

The surviving, original wood-frame roof structure is
a character-defining element of the historic house
that should be preserved, and repaired as necessary.
New, replacement shingles may be used for roofing
to match original in appearance, and should be
reviewed by the Heritage Consultant prior to
installation.

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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Conservation Recommendation: Rehabilitation

» Preserve the roof structure in its current
configuration.

= If required, roofing membrane and cladding
system may be rehabilitated. Cedar shingles
are the preferred material, but asphalt shingles
or Aged Cedar Enviroshingles™ are also
acceptable.

* Retain the original bargeboards and fascia
boards, as well as the soffit any exposed roof
elements.

¢ Design and install adequate rainwalter
disposal system and ensure proper drainage
from the site is maintained. Wood gutters
with galvanized steel downspouts are
recommended. Aluminum in appropriate
colours is also acceptable. Paint or provide
specification of drainage system elements
according to colour schedule devised by
Heritage Consultant.

5.5.1 CHIMNEYS

The Rush House features two, original, interior brick
chimneys that appear to be in fair condition based
on visual review from the ground level. The brick
masonry units of both chimneys above the roofline
show varying degrees of delerioration, as evident
by discolouration, bird deposit staining, biological
growth, and deteriorated or missing mortar joints.
The surviging, original brick masonry chimneys are
character-defining elements of the heritage asset,
and should be preserved, and repaired as necessary.

Conservation Recommendation: Preservation

* Preserve the chimneys in their original
configuration, if possible.
Chimneys may require structural stabilization.
Investigate condition of brickwork. If required,
brickwork may be repointed and cleaned
using a natural bristle brush and mild rinse
detergent.

Interior brick chinmeys of the Rush House,

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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5.6 FRONT VERANDAH

The Rush House features a wrap-around verandah
facing the laneway to the south and 12th Street to
the east. The verandah is characlerized by battered
corner piers, open wood balustrades, and longue-
and-groove soffits.

A later porch deck extension to the south has been
added, with one portion of the original balustrades
removed to provide unobstructed access from the
wrap-around verandah.

Heritage homes were typified by a low balustrade of
approximately 24" in height. To ensure the heritage
character of the house is preserved, the restored

LN

£l
o -
Wrap-around verandah of the Rush House, facing 12th Street.

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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balustrade design should reflect the original
configuration. In order to restore the original
balustrade height, alternate compliance measures
should be explored, such as the use of metal pipe
rail and glass panels to make up the remaining
height to meet code requirements.

Conservation Strategy: Rehabilitation

«  Original lower height of the balustrade
should be restored, with alternate compliance
methods utilized to achieve the required 42"
height.

= Top of restored wood balustrade should be 24”.

* New possible alternative materials may be
glass panels, metal pipe rails or a combination

of both,




CONMEERVATION RECORIVENDATIONS

Photos showing existing condition of wrap-around verandah. Note the fater porch-deck extension to the verandah (top, left)

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
‘ CONSERVATION PLAN | APRIL 2017

20



CONSERyATION RECOR BAENLTION [

5.7 FENESTRATION

Windows, doors and storefronts are
among the most conspicuous feature of
any building. In addition to their function
— providing light, views, fresh air and
access to the building — their arrangement
and design is fundamental to the building’s
appearance and heritage value. Each
element of fenestration is, in itsell, a
complex assembly whose function and
operation must be considered as part of its
conservation. - Standards and Guidelines
for the Conservation of Historic Places in
Canada.

5.7.1 WINDOWS & TRIMS

The Rush House features surviving, original wood
windows, including a number of multi-pane
casement and multi-pane double-hung assemblies
with true-divided lights. Based on initial visual
review of the original wood window assemblies, the
window sashes appear to be operable and in good,
reparable condition.

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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All surviving original wood window assemblies
should be preserved, and repaired in place as
possible, while any unsympathetic replacement
window assemblies should be remaved as
necessary, and restored with historically accurate
window assemblies.

Conservation Strategy: Preservation

* Inspect for condition and complete detailed
inventory to determine extent of recommended
repair or replacement.

s Retain existing window sashes; repair as
required; install replacement matching sashes
where missing or beyond repair,

* Preserve and repair as required, using in kind
repair techniques where feasible.

*  Overhaul, tighten/reinforce joints. Repair
frame, trim and counterbalances.

¢ Each window should be made weather tight by
re-puttying and weather-siripping as necessary.

* Retain historic glass, where possible. Where
broken glass exists in historic wood-sash
windows, the broken glass should be replaced.
When removing broken glass, the exterior
putty should be carefully chipped off with
a chisel and the glazier’s points should be
removed. The wood where the new glass will
be rested on should be scraped and cleaned
well, and given a coat of linseed oil to prevent
the wood from absorbing the oil from the
new putlly. The new glass should be cut 1/16-
1/8th smaller than the opening to allow for
expansion and irregularities in the opening,
to ensure the glazing does not crack due to
natural forces. Window repairs should be
undertaken by a contractor skilled in heritage
restoration.

* Replacement glass to be single glazing, and
visually and physically compatible with
existing,

* Prime and repaint as required in appropriate
colour, based on colour schedule devised by
Heritage Consultant.

CONSERVATION PLAN | APRIL 2017

5.7.2 DOORS & TRIMS

The Rush House features original door openings,
and surviving, original wood door assemblies that
are finished with paint in unsympathetic colour,
and also includes wood surround trim. The original
doors and trims are important character-defining
elements of the heritage asset. In general, the
existing doors appear to be in good condition, with
minor evidences of deterioration.

All surviving original doors should be preserved
and repaired, as required, while all unsympathetic
replacement doors should be removed and restored
with historically accurate wood doors.

Conservation Strategy: Preservation or

Rehabilitation

s Retain the door openings in their original
locations, and preserve and repair all original
door.

¢ . New doors should be visually compatible with
the historic character of the building.

Main entrance door of the Rush House.

RUSH HOUSE: 1185 12TH STREET, WEST VANCOUVER, BC



5.8 EXTERIOR COLOUR SCHEDULE

Part of the Restoration process is to finish the
building in historically appropriate paint colours. A
final restoration colour scheme will be developed in
conjunction with the project architect.

The building displays areas where there was
original applied paint. The final colour scheme will
be based on a colour palette that will be determined
by sampling, Onsite testing will be carried out once
access is available, and paint samples assessed by
microscopic analysis in order to reveal the original
colour scheme of the structure.

Conservation Strategy: Restoration
* Reinstate an appropriate historic colour
scheme for exterior painted finishes.

PRELIMINARY COLOUR TABLE: RUSH HOUSE, 1195 12TH STREET, WEST VANCOUVER

Element Colour* Code Sample Finish

. . Strathcona
Shingle siding Mahogany VvC-34 _ Low-Lustre
Window & Door
trims, soffits, and Oxford Ivory VC-01 Semi-Glass
balustrades
Window sash Gloss Black VC-35 _ High Gloss

*Paint colours matched from Benjamin Moore’s Historical Vancouver True Colours

RUSH HOUSE: 1185 12TH STREET, WEST VANCOUVER, BC
CONSERVATION PLAN | APRIL 2017
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6.0 MAINTENANCE PLAN

A Maintenance Plan should be adopted by the

property owner, who is responsible for the long-

term protection of the heritage features of the Rush

House. The Maintenance Plan should include

provisions for:

* Capies of the Maintenance Plan and this
Conservation Report to be incorporated into
the terms of reference for the management and
maintenance contract for the building;

* Cyclical maintenance procedures to be
adopted as outlined below;

* Record drawings and photos of the building
to be kept by the management / maintenance
contractor; and

* Records of all maintenance procedures to be
kept by the owner.

A thorough maintenance plan will ensure the
integrity of the Rush House is preserved. If existing
materials are regularly maintained and deterioration
is significantly reduced or prevented, the integrity
of materials and workmanship of the building will
be protected. Proper maintenance is the most cost
effective method of extending the life of a building,
and preserving its character-defining elements. The
survival of historic buildings in good condition is
primarily due to regular upkeep and the preservation
of historic materials.

6.1 MAINTENANCE GUIDELINES

A maintenance schedule should be formulated
that adheres to the Standards & Guidefines for
the Conservation of Historic Places in Canada. As
defined by the Standards & Guidelines, maintenance
is defined as:
Routine, cyclical, non-destructive actions
necessary to slow the deterioration
of a historic place. It entails periodic
inspection; routine, cyclical, non-
destructive cleaning; minor repair and
refinishing operations; replacement of
damaged or deteriorated materials that are
impractical to save.

The assumption that newly renovated buildings
become immune to deterioration and require
less maintenance is a falsehood. Rather, newly
renovated buildings require heightened vigilance to
spot errors in construction where previous problems
had nol occurred, and where deterioration may gain
a foathold.

Routine maintenance keeps water out of the
building, which is the single most damaging element
to a heritage building. Maintenance also prevents
damage by sun, wind, snow, frost and all weather;
prevents damage by insects and vermin; and
aids in protecting all parts of the building against
deterioration. The effort and expense expended on
an aggressive maintenance will not only lead to a
higher degree of preservation, but also over time
potentially save large amount of money otherwise
required for later repairs.

6.2 PERMITTING

Repair activities, such as simple in-kind repair of
materials, or repainting in the same colour, should
be exempt from requiring city permits. Other more
intensive activities will require the issuance of a
Heritage Alteration Permit,

6.3 ROUTINE, CYCLICAL AND NON-
DESTRUCTIVE CLEANING

Following the Standards & Guidelines for the
Conservation of Historic Places in Canada, be
mindful of the principle that recommends “using
the gentlest means possible”. Any cleaning
procedures should be undertaken on a routine basis
and should be undertaken with non-destructive
methods. Cleaning should be limited to the exterior
material such as concrete and stucco wall surfaces
and wood elements such as storefront frames. All of
these elements are usually easily cleaned, simply
with a soft, natural bristle brush, without water, to
remove dirt and other material. If a more intensive

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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cleaning is required, this can be accomplished
with warm water, mild detergent and a soft bristle
brush. High-pressure washing, sandblasting or other
abrasive cleaning should not be undertaken under
any circumstances.

6.4 REPAIRS AND REPLACEMENT OF
DETERIORATED MATERIALS

Interventions such as repairs and replacements
must corform to the Standards & Guidelines for
the Conservation of Historic Places in Canada.
The building’s character-defining elements -
characteristics of the building that contribute to its
heritage value (and identified in the Statement of
Significance) such as materials, form, configuration,
etc. - must be conserved, referencing the following
principles to guide interventions:

*  An approach of minimal intervention must be
adopted - where intervention is carried out it
will be by the least intrusive and most gentle
means possible.

» Repair rather than replace character-defining
elements.

* Repair character-defining elements using
recognized conservation methods.

* Replace ‘in kind’ extensively deteriorated or
missing parts of character-defining elements.

* Make interventions physically and visually
compatible with the historic place.

6.5 INSPECTIONS

Inspections are a key element in the maintenance
plan, and should be carried out by a qualified
person or firm, preferably with experience in the
assessment of heritage buildings. These inspections
should be conducted on a regular and timely
schedule. The inspection should address all aspects
of the building including exterior, interior and
site conditions. It makes good sense to inspect a
building in wet weather, as well as in dry, in order
to see how water runs off - or through - a building.

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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From this inspection, an inspection report should
be compiled that will include notes, sketches and
observations. It is helpful for the inspector to have
copies of the building’s elevation drawings on which
to mark areas of concern such as cracks, staining and
rot. These observations can then be included in the
report. The report need not be overly complicated
or formal, but must be thorough, clear and concise.
Issues of concern, taken from the report should then
be entered in a log book so that corrective action
can be documented and tracked. Major issues of
concern should be extracted from the report by the
property manager.

An appropriate schedule for regular, periodic
inspections would be twice a year, preferably
during spring and fall. The spring inspection should
be more rigorous since in spring moisture-related
deterioration is most visible, and because needed
work, such as painting, can be completed during
the good weather in summer. The fall inspection
should focus on seasonal issues such as weather-
sealants, mechanical (heating) systems and drainage
issues. Comprehensive inspections should occur at
five-year periods, comparing records from previous
inspections and the original work, particularly in
monitoring structural movement and durability of
utilities. Inspections should also occur after major
storms.

6.6 INFORMATION FILE

The building should have its own information file
where an inspection report can be filed. This file
should also contain the log book that itemizes
problems and corrective action. Additionally, this
file should contain building plans, building permits,
heritage reports, photographs and other relevant
documentation so that a complete understanding of
the building and its evolution is readily available,
which will aid in determining appropriate
interventions when needed.

CONSERVATION PLAN | APRIL 2017
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The file should also contain a list outlining the
finishes and materials used, and information
detailing where they are available (store, supplier).
The building owner should keep on hand a stock of
spare materials for minor repairs.

6.6.1 LOC BOOK

The maintenance log book is an important
maintenance tool that should be kept to record
all maintenance activities, recurring problems
and building observations and will assist in the
overall maintenance planning of the building.
Routine maintenance work should be noted in the
maintenance log to keep track of past and plan
future activities. All items noted on the maintenance
log should indicate the date, problem, type of repair,
location and all other observations and information
pertaining to each specific maintenance activity.

Each log should include the full list of recommended
maintenance and inspection areas noted in this
Maintenance Plan, to ensure a record of all activities
is maintained. A full record of these activities will
help in planning future repairs and provide valuable
building information for all parties involved in the
overall maintenance and operation of the building,
and will provide essential information for long term
programming and determining of future budgets.
It will also serve as a reminded to amend the
maintenance and inspection activities should new
issues be discovered or previous recommendations
prove inaccurate.

The log book will aiso indicate unexpectedly
repeated repairs, which may help in solving more
serious problems that may arise in the historic
building. The log book is a living document that will
require constant adding to, and should be kept in
the information file along with other documentation
noted in section 6.6 Information File.

CONSERVATION PLAN | APRIL 2017

6.7 EXTERIOR MAINTENANCE

Water, in all its forms and sources (rain, snow, frost,
rising ground water, leaking pipes, back-splash,
etc.) is the single most damaging element to historic
buildings.

The most common place for water to enler a
building is through the roof. Keeping roofs repaired
or renewed is the most cost-effective maintenance
option. Evidence of a small interior leak should
be viewed as a warning for a much larger and
worrisome water damage problem elsewhere and
should be fixed immediately.

6.7. 1 INSPECTION CHECKLIST

The following checklist considers a wide range
of potential problems specific to the Rush House,
such as water/moisture penetration, material
deterioration and structural deterioration. This does
not include interior inspections.

EXTERIOR INSPECTION

Site Inspection:

O s the lot well drained? Is there pooling of
water?

O Does water drain away from foundation?

Foundation

Paint peeling? Cracking?

Is bedding mortar sound?

Moisture: Is rising damp present?

Is there back splashing from ground to
structure?

Is any moisture problem general or local?

Is damp proof course present?

Are there shrinkage or movement cracks in the
foundation?

Are there movement cracks in the foundation?
Is crack monitoring required?

Is uneven foundation settlement evident?

Are foundation crawl space vents clear and
working?

OgoOoOo oOoOooOo oaoaao

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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Do foundation openings (doors and windows)
show: rusl; rot; insect attack; paint failure; soil
build-up;

Deflection of lintels?

Wood Elements

o

O 0o o ago

oooao

Are there moisture problems present? (Rising
damp, rain penelration, condensation moisture
from plants, water run-off from rool, sills, or
ledges?)

Is wood in direct contact with the ground?

Is there insect attack present? Where and
probable source?

Is there fungal attack present? Where and
probable source?

Are there any other forms of biological attack?
{Moss, birds, etc.) Where and probable source?
Is any wood surface damaged from UV
radiation? (bleached surface, loose surface
fibres)

Is any wood warped, cupped or twisted?

Is any wood split? Are there loose knots?

Are nails pulling loose or rusted?

Is there any staining of wood elements?
Source?

Condition of Exterior Painted Materials

a

O

0

Paint shows: blistering, sagging or wrinkling,
alligatoring, peeling. Cause?

Paint has the following stains: rust, bleeding
knots, mildew, etc. Cause?

Paint cleanliness, especially at air vents?

Verandahs/Porches:

o
0

o

Are steps safe? Handrails secure?

Do any support columns show rot at their
bases?

Attachment - are porches, steps, etc. securely
connected o the building?

Windows

o
o

Is there glass cracked or missing?
If the glazing is puttied has it gone brittle and
cracked? Fallen out? Painted to shed water?

MAINTERANCE LA

If the glass is secured by beading, are the
beads in good condition?

Is there condensation or water damage 1o the
paint?

Are the sashes easy to operate? If hinged, do
they swing freely?

Is the frame free from distortion?

Do sills show weathering or deterioration?
Are drip mouldings/flashing above the
windows properly shedding water?

Is the caulking between the frame and the
cladding in good condition?

Doors

O ooaoo

O o o oo O o

Do the doors create a good seal when closed?
Are the hinges sprung? In need of lubrication?
Do locks and latches work freely?

If glazed, is the glass in good condition? Does
the putty need repair?

Are door frames wicking up waler? Where?
Why?

Are door frames caulked at the cladding? Is the
caulking in good condition?

What is the condition of the sill?

utters and Downspouls

Are downspouts leaking? Clogged? Are there
holes or corrosion? (Water against structure)
Are downspouts complete without any missing
sections? Are they properly connected?

Is the water being effectively carried away
from the downspout by a drainage system?

Do downspouts drain completely away?

Roof

Are there water blockage points?

Is the leading edge of the roof wet?

Is there evidence of biological attack? (Fungus,
moss, birds, insects)

Are wood shingles wind damaged or severely
weathered? Are they cupped or split or lifting?
Are the nails sound? Are there loose or missing
shingles?

Are flashings well seated?

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
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O |f there is a lightening protection system are
the cables properly connected and grounded?

O Does the soffit show any signs of water
damage? Insect or bird infestation?

O s there rubbish buildup on the roof?

INTERIOR INSPECTION

Basement

O Are there signs of moisture damage to the
walls? Is masonry cracked, discoloured,
spalling?

Is wood cracked, peefing rotting? Does it
appear wet when surroundings are dry?

Are there signs of past flooding, or leaks from
the floor above? Is the floor damp?

Are walls even or buckling or cracked? 1s the
floor cracked or heaved?

Are there signs of insect or rodent infestation?

O O O 0O

Concealed spaces

O Is light visible through walls, to the outsider or
to another space?

O Are the ventilators for windowless spaces clear
and functional?

O Do pipes or exhausts that pass through
concealed spaces leak?

O Are wooden elements soft, damp, cracked?
Is metal material rusted, paint peeling or off
altogether?

O Infestations - are there signs of birds, bats,
insects, rodents, past or present?

6.7.2 MAINTENANCE PROGRAMME

INSPECTION CYCLE:

Daily

* Observations noted during cleaning (cracks;
damp, dripping pipes; malfunctioning
hardware; etc.) to be noted in log book or
building file.

Semi-annually

* Semi-annual inspection and report with
special focus on seasonal issues.

* Thorough cleaning of drainage system to cope
with winter rains and summer storms

* Check condition of weather sealants (Fall).

* Clean the exterior using a soft bristle broom/
brush.

Annually (Spring)

* Inspect concrete for cracks, deterioration.

s Inspect metal elements, especially in areas tha
may trap water. :

¢ Inspect windows for paint and glazing
compound failure, corrosion and wood decay
and proper operation.

* Complete annual inspection and report.

* Clean out of all perimeter drains and rainwater
systems.

*  Touch up worn paint on the building’s exlerior.

* Check for plant, insect or animal infestation.

* Routine cleaning, as required.

Five-Year Cycle

* A full inspection report should be undertaken
every five years comparing records from
previous inspections and the original work,
particularly monitoring structural movement
and durability of utilities.

* Repaint windows every five to filteen years.

Ten-Year Cycle
* Check condition of roof every ten years after
last replacement.

Twenty-Year Cycle
* Confirm condition of roof and estimate effective
lifespan. Replace when required.

Major Maintenance Work (as required)

*  Thorough repainting, downspout and drain
replacement; replacement of deteriorated
building materials; etc.

RUSH HOUSE: 1195 12¥H STREET, WEST VANCOUVER, BC
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APPENDIX A: RESEARCH SUMMARY

CURRENT CIVIC ADDRESS: 1195 12th Street, Vancouver

CURRENT LEGAL ADDRESS: Lot: 4 ex.W 50, Block: A, Plan: 7234, Districl Lot; 1065
ORIGINAL OWNER: Frederick and Janet Rush

CONSTRUCTION DATE: 1923

REFERENCES:

WEST VANCOUVER ASSESSMENT RECORDS:
e Ward: 3 - 1924: 1.8 acres; Land: $1,700; Improvements: $4,500; Owner: Frederick C. Rush

BRITISH COLUMBIA VITAL EVENTS:

* Frederick Charles Rush; Event Type: Death; Registration Number: 1954-09-001838; Event Date: January
31, 1954; Event Place: Vancouver; Age at Death: 76.

* Janet Anderson Rush; Event Type: Death; Registration Number; 1975-09-001499; Event Date: January
11, 1975; Event Place: West Vancouver: Age at Death: 96.

PERSONNEL RECORDS OF THE FIRST WORLD WAR [Library & Archives Canadaj:
Attestation Records: Rush, Frederick Charles

¢ Rank: MA]

Date of Birth: 04/11/1879

Reference: RG 150, Accession 1992-93/166, Box 8546 - 55

ltem Number: 617543

Record Group: Canadian Expeditionary Force (CEF)

Rush, Frederick Charles

¢ Regimental Number: 15804-F-18

» Reference: RG9-11-F-10, Finding Aid 9-56, Volume 33
= ltem Number: 640795

*  Record Group: Imperial Gratuities

RUSH HOUSE: 1195 12TH STREET, WEST VANCOUVER, BC
CONSERVATION PLAN | APRIL 2017
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Hgor Push Hiuso Develypments Y

3366 Deering Island Place, Vancouver BC VBN 4H9
Phone 778 997 9980 email geller@sfu.ca

October 1, 2017

Mr. Jim Bailey,

Director, Planning, Land Development and Permits
District of West Vancouver,

750 17 Street, West Vaoncouver, BC, V7V 373

Deor Mr. Balley,

Re: Major Rush Mews
A Heritage Revitolization Agreement Proposal

Major Rush House Developments Ltd. is pleased to submit this revised application for a Heritoge Revitolization
Agreement for Major Rush House, focated ot the south-west corner of Jefferson Avenue aond 12'" Street in
Ambleside.

At a time when many older character houses ore being demolished to make way for large new houses, this
proposal will conserve one of West Vancouver's significant older heritoge homes and create new, much-needed
alternative housing choices appealing to local residents.

This propasal has been developed in coliaboration with neighbourhaad residents who wanted to see this house
retained and conserved. It is similar to the Vinson House Cottages HRA proposal that was approved by Council in
2016 and now under construction. Many lessons were gained from the planning and approval of the Vinson House
praject which have been addressed in this submission.

This applicotion addresses many of the recommendations of the District's Working Groups on Neighbourhood
Choracter and Housing, and Heritage Strategic Plon Implementation, it alsoe incorporates the helpful
recommendations of West Vancouver’s Design Review Committee which was suppartive of the application.

| would like to thonk Lisa Berg who has greatly assisted me in developing this epplication and guiding me through
the District’s approval process.

Finally, it is my hope that a positive response and timely approval for this proposal will encourage other property
owners and builders to seek HAA approvals for West Vancouver's many other heritage and character houses that
should be saved, rother than demolished, which sadly is too often happening.
Yours sincerely,
Major Rush House Developments Ltd.

Mk?‘%r

Michael Geller Architect AIBC, FCIP, RPP, President

A histerlc panorema view of Ambleside in the 19205 when the Ruth House wai completed

Rush House, iocated ot
1195 12' Street, was buiit In
1923 for Major Frederick Rush.
it wos one of the eorly houses
In the Ambleside areo, and
originally stood on ¢ 1.8 acre
farm. It Is now sited en o lgrge
97'x 122 corner lotond is o
well preserved, excellent
example of the Craftsman
style.

Accordlng to a Statement Of An garly view of Rush House shorily alier It was completed In 1871

Heritage significance and
Heritage Conservation Plan
prepared by Donald Luxton &
Associates, Rush House has
many decorative features
including g large wrap-around
verandah, triangular brackets
at the eaves, tapered porch
colurnns and flared window
surrounds

Today Rush House remains @
valuable link to West
Vancouver's early history.

Mo phaiogtaphy (o iy of
e West Vancesver Arthives

While alteralions have been mode to the howuse over the years, 1 it in good condition and
lend4 1tself to conservalion ond renovotion ond o ietwn o its former significonce and glory.



INTRODUCTION

In late 2014, Michael Geller learned thot the heritage Vinson House properity was for sale and purchased
the property with a partner, with the intention of retaining and conserving the house in return for zoning
incentives offered by the District of West Vancouver under its Heritage Conservation Program.

At the May 2016 Vinson House HRA Public Heoring, an Ambleside resident spoke in favour of the application
in the hope that if it was approved, o similar initiative might toke ploce for Rush House, a heritage house
ocross the street from where he lived. One of the counciflors indicated support and offhandedly suggested
that the developer should purchase this property too. Although the house was not for sole ot the time, it
was subsequently listed for sale and in December 2016, a company owned by Michael Gelfer purchased
Rush House with the intentian of seeking another similar HRA approvol.

The plonning process leading up to this submission has taken place over the past 10 months. In February
2017, preliminary plans were presented at a Heritage Week Open House in the West Vancouver Community
Centre, attended by West Vancouver residents, District staff, and @ member of Council. The initiol response
to the propasal was very positive. Since then, revisions have been made to the plans to address comments
and suggestions offered by staff, neighbours, ond West Vancouver’s Design Review Committee.

CICTRERERINN  This report describes the revised proposal which is

x BN /orgely based on the Vinson House HRA and Geller
Properties’ highly acclaimed Hollyburn Mews project
completed in 2014

If opproved, Rush House will be moved opproximotely
30 feet towards 12th Street to accommodate a new
2.car garage accessed from Jefferson Avenue, ond
raised 3 feet to accommodate o Garden Suite below.
The single level garden suite would olso be occessed
from Jefferson Avenue.

A *‘T fod e Twao infill houses are proposed on the southern half of
Aerial view looking west along Jefferson Avenue the large {almost double) lot: a Laneway Cottage,
entered from 12% Street through o central garden;
ond o Garden Cottage ot the south-east corner of the
property, The four homes would be sold as g strato-
titled development.

The Rush House remains approximately the same size
as it is now, while the size of the basement suite is
dictated by the dimensions of the house above, The
two infill dwellings have been designed to cater to
West Vancouver households ready to downsize, or
families with children attracted to a location close to
schools and transit.

&

Rush House as viewed from 12' Street, with its g areds. if possible, o Jarge shododendron that has
hecome o neighbourhood landmuork will be tr i d to the north-east corner of the property.

Goapatl

Aerial view looking south

The architectural design of the new dwellings fits into
the neighbourhood and complements Rush House,
without detracting from its heritage significance.

5



A HOUSE WITH A STORIED HISTORY

2005N0rlh S I TR O R T
Heritage Weekend

Rush House

1023

Thus nerghbourhood landmark was
bualt :n 1923, and 15 a good example
of a shingle-clad Craftanan
bungalow. It 15 listed as a “secondary
building’ in the West Vancouver
Hentage In The Rush house
was ongunally:; a 1.8 acre
farm, tet the property was tafer
: subdivided to create the neighbounng Fred Fraser, Jum Fraser
orea 1920's o i ey residential lots. and lan Macdonald
m!_] na 'ﬂm

1920's Courmey of L3e MacoormT,

Rush House, wew from norttwest, Rush House on ongnal 2-acre parced, Muyor Fredenck Rush,
1978 preows ven 228 19203 1couren of 1 Macdonsns England, crca WWlor
edrher | Counesy of L Voo m
The house has been lovingly restored by 1ts present owner, and master grrdener, Patricia
Tippmg. 1t 15 graced by & besutiful ganden, which contains an array of surviving original
plantings. The complementary nature of the bwlding and its setting evoke a strong
umpression of en earbier era.

Notwithstanding its significance os a heritage structure, Rush House is not currently on the West
Vancouver Herltage Register. An application to register the house Is accompanying this application.

Ian Macdonald, o long-time West Vancouver resideat
and member of the West Vancouver Histoncal Society
recalls hus childhood memortes of tus house and
growing up n Ambleside.

lan Gary (dog)
rowd 1930°s Courwsy o tn wamoag

& Macdonald

Courmsy of L Macooraiay

lan Rush with Garry {dog),

mid 1930's Couresy ot 13 vacmnas

The Dristnict of West Vancouver has 1ssued a2 pew
poster of "Ambleside Houses" depicting the Rush
House m its onigmal numl context. Proceeds from the
sale of thus poster will support the West Vancouver

A Statement of Significance, prepared by Donald Luxton & Associotes Is also being
submitted as part of this application, along with a Heritage Conservation Plan.



AN ARCHITECTURAL CHARACTER INSPIRED BY EARLY WEST VANCOUVER COTTAGES

Vinson House os it appeared in 1913

With its strong but simple roof lines and dormers, farge parches end framed windows
Rush House offers derful design inspiration for the balance of the development

All photos: Courtesy of West Vancouver Archives

Lo

Dorothy Jone’s house of 1252 14 Street 1915

The architectural character of the
development is inspired by the design
of Rush House, and features found in
other early West Vancouver houses.

To the extent possible, the original
oppearance will be conserved and
restored. The design of the infill
houses and gorages will complement
the character of the main house by
incorparating a variety of traditional
details. These include:

« covered porches with open
roilings, and various gable details;

* g mixture of horizonto! siding and
shingles;

+  window details with smalfer panes
ond special trim;

« steeply sloping roofs with
dormers, open soffits ond joist
tails;

* contemporary interpretation of
traditionol window detailing;

« ‘'heritage’ colours offering both
harmony and voriety.

The new dweilings will also include
some more modern details including
discreet skyfights in selected locations
and rough-ins for future solor panels.



NEIGHBOURHOOD CONTEXT AND SURROUNDING PROPERTIES
| . T F

Properties of the some size as the subject property, located on the other three corners of Jefferson Avenue and 12% Street, have each been subdivided into two lots.
Although there is a lane system in the neighbourhood, @ number of nearby properties along the north ond south side of Jefferson Avenve have parking occess directly off the street.



NEIGHBOURHOOD CONTEXT AND SURROUNDING PROPERTIES

A

Fe

View of house to north-east at corner of Jefferson Avenue and 12' Street
e M- e — g s

,A-L;Fush.Honse Prloperty
o A e .

“r

View of house o the east at corner of fefferson Avenue and 12t Street {recently for sole)



NEIGHBOURHOOD CONTEXT AND SURROUNDING PROPERTIES

Google Earth

Properties along the north side of Jefferson Avenue with their parking access directly from the street

Google Zarthill - T L Google Carth

This attractive renovated one and two-storey house is immediotely to the west of Rush House. Further to the west is another bungalow with its parking gorage accessed from Jefferson Avenue.
10




NEIGHBOURHOOD CONTEXT AND SURROUNDING PROPERTIES

House to the west gs it appears from the lane

The attractive house to the west of Rush House has been renovated over the years and the owners are most
interested in remaining in their home for years to come. A number of discussions with this owner have taken
place and a commitment has been made to provide londscape screening to be selected by the owner.

View of Rush House from the front of the house to the west. The proposal is to move Rush House 30 feet to the east
to accommodote o new garage which will be at the same elevation as the neighbouring garage.

View of Rush House as seen from the kitchen/family room of the house to the west

Consideration for neighbouring properties

A number of meetings and discussions have been heid with neighbouring property owners who advised they
ore pleased to learn that the Rush House will be conserved if this application is approved, rather than see it
replaced by a large new house, However, there are concerns about potential disruption in the neighbourhood
during construction, noting another neorby house is under construction.

The property most impacted by this proposal is the house immediately to the west of Rush House. Other
properties across the lane and along Jefferson Avenue and around the site may be impacted to a lessor degree.

Moving Rush House approximately 30 feet to the east will offer some benefits for the house to the west.
However to minimize other impocts, coreful consideration has been given to the massing of the Loneway
Cottage and window placement along the property line. Landscaping will also be important.

As illustrated in the photo above, taken from the kitchen of the house to the west, Rush House is portially
screened by existing londscoping. The developer has committed to work with this neighbour in the selection
and approval of all future landscaping along the shared property line.

Qut of respect for other properties along the north and south sides of Jtefferson Avenue, the existing setback
from the street will be mointained. As noted in the following section, the existing heritage rhododendron will be
transplanted to the north-east corner of the property if at oll feasible.

Properties across the lane to the south are well screened from the subject property by existing trees on both
sides of lane. One of these properties is now being redeveloped. Careful attention will be given to maintain the

somewhat semi-rural’ character along this lane.
11



PROPOSED SITE PLAN WITHIN NEIGHBOURHOOD CONTEXT

Aerial view of existing Rush House showing relationship to
neighbouring house to the west, existing ort studio and garage to
the south obutting neighbour’s garage, and extensive open spoce.

As illustrated, Rush House will be moved approximately 30 feet
towords 12'" Street to make room for @ new two car garage serving
Rush House and the Garden Suite below.

e _léf

Site plan showing the relocated Rush House, and new infill cottages. The front setback for Rush House olong Jefferson Avenue remains the
same as present. The setback along 12 Street motches that of the houses along the nerth side of Jefferson Avenue and south across the lone.

12



FEATURES OF THE PLAN

* Rush Mouse and the surrounding grade wili be raised
approximately 3 feet to better relate to surrounding streets.

The existing 1970s deck addition along the south side of Rush
House will be removed. The existing back porch will be
expanded ond redesigned to be more in keeping with the
original design.

* The 1970s French doors and large windows will be replaced
with windows more in keeping with the original design.

* A new dormer window wilf be added along the Jefferson
Avenue fogode, similar to a@ dormer that waos previously
added to the south fagade.

« The Garden Suite will have its entry from Jefferson Avenue, A
sunken courtyard will provide private outdoor space olang
the south side.

+ The Laneway Cottage is sited in the south-west corner of the
property in an area currently occupied by a garoge and art
studio. It will have its main entry from 12' Street through the
communal garden. A second entry will be directly off the
fane.

* The Garden Cottage is sited in the south-east corner of the
property, partially screened from the street and neighbouring
properties by a lorge cedar tree.

« Eoch of the homes has its own private porches and patio
areas. All homes will share o lorge communal garden
enhonced with o covered gozebo, Edwordian lendscope
planting ond decorative fixtures.

* To address the comments of the Design Review Committee,
the new garage structure hos been visuolly separated from
Rush House; the entry to the Garden Suite hos been
enhanced; more distinct colours will be used for the Laneway
and Garden Cottages; and the exterior siding design and
materiols are being carefully considered.

The resulting Floor Area Ratio (FAR) is approximuotely 0.67
which is comparable to Hollyburn Mews and Vinsen House
Cottages when the area of existing and propesed verondas
and porches is included.

The resulting site coverage Is approximately 0.43 which is
oiso compgrable to Hollyburn Mews ond Vinson House
Cottages.

Stairs from 12 Street lead awkwaordly down into the gorden. it is proposed that The pattern of cedar shakes and horizontal siding will be retained and
this be improved by raising the grade and house by approximately 3 feet. replicated on the new Laneway and Gorden Cottages

’ =, B'QEK - y g i ¥ R i & 1“5 g ; L B
The 1970s deck glong the south side of the house will be removed along with the The front setback olong Jefferson Avenue will be maintained. The Loneway
French doors and large windows and reploce with more troditional windows. Cottage will replace the existing art studio and garage.

-

i
Location of
new darmer

A new dormer is proposed for the 12th Street fagode, similar to the dormer thot if possible, o large rhodedendron will be relocated 13
was odded along the south fogade {see middie photo} to the north-east corner of the property
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HERITAGE CONSERVATION PLAN

5.3 FOUNDATIONS
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DONALD LUXTON
AND ASSOCTIATES INC

The heritage conservation of Rush House will be
carried out in accordance with the recommendations
of the Heritage Conservation Plan prepared by Donold
Luxton & Associates Inc.

% e
e LRy erpna sdnsiess of P st Pause.

Particular attention will be given to the exterior of the
house, with the goal of replicating the way certain

portions looked when it was first completed, PUZH HOUSE) (183 11TH STREET, WERT WANCOUVER, BG F
DAAFT CONERATIN MR MBS, 220% Vo 21

F P HOLRSE: 1192 T, WERT [
16 Wawdl i oordhmatcn m y ae 10

Noting this was really a formhouse, where

appropriate, interior features on the main floor will

akso be conserved.

15

Excerpls from the Heritage Conservation Plan. A more legible version af the report hos been submitted as a separate document.



12th STREET AND LANE ELEVATIONS
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12™ STREET ELEVATION SHOWING RUSH HOUSE (LEFT} AND GARDEN COTTAGE (RIGHT)
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VIEW ALONG JEFFERSON AVENUE (INSERT SHOWS REVISION TO BACK PORCH DESIGN IN RESPONSE TO DESIGN REVIEW COMMITTEE RECOMMENDATION)
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The insert drowing shows the new porch that has been added, similar to that found in the original plans. it ato
incorporates the DAC recommendation to create o more distinct break between Rush House and the garages,

i7

Earlier efevation showing Rush House and the new garage structure. A dormer has been added, as suggested
by the architect and heritage consultant, to give Rush House a more impressive appearance from the street.




VIEW ALONG 12™ STREET

The view along 12" Street illustrating the earlier proposal to use the same colour for the Laneway and Garden Cottoges. However, as a result of the ﬁeslgn Review Commilttee recommendations,
different but complementary heritage colours are now proposed for the twe infill cottages, along with o mix of shingles and horizentol siding simifar to the existing Rush House




VIEW ALONG THE EAST-WEST LANE ILLUSTRATING THE LANEWAY COTTAGE (LEFT) AND GARDEN SUITE
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Views olong the existing lane. White stake indicates the property boundary. Looking west {above} . Note the lane is less than the standard 18 foot in width, Looking east {obove)




An earlier Bird's eye view looking north (Note: the reor deck belween Rush House and the gorage structure has subsequently been revised in response to the DRC comments

20



An earlier bird’s eye view looking west from 12 Street, {Note: drowing is being revised to show differing colours for Laneway ond Gorden cottages and other design refinements

21
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12TH STREET

LANDSCAPING PLAN and CONCEPT

The overall landscaping concept and planting plan is
intended to recreate an Edwardion garden. The lawn area
has been kept as large os possible in order to be in
proportion with the heritage house. The planting exhibits
considerable variety, with an extensive use of deciduous
shrubs and perennials.

The planting plan incorporates the transplonted
rhododendron and possibly other mature plants. A
heather edge hus been designed along the front entry
paths, Boxwood has been odded against the garden suite
courtyard raflings and along the east side of the heritage
house path, and the north-south walk.

Other plants include flowering shrub roses, hardy fuchsia,
flowering perenniols and some taller evergreen spring
bouguet around the dining patio, off the Garden Cottage

Yew Is proposed for ol hedges. A suitable vine will be
selected for the main trellis along 12'* Street near the
centre of the property. A low kinnikinnick groundcover Is
proposed along the side yards between the houses and the
side property line fences. The extent of hedges along the
side property lines will be finalired after further
discussions with the adjacent property owner.

A number of small seating oreas ore proposed in the
garden to be shared by all the residents. Edwardion-style
planters, bird baths and other similar fixtures will be
installed.

Efforts have been made to maximize the omount of
landscaping along the lane, while recognizing the need to
provide adequate space for garbage can storage, and safe
ond convenient access for vehicles and pedestrians.

A varlety of paving stones are propased Including tumbled
heritoge pavers along the main entry pathway, to be set in
a traditionol pattern, and flagstone pavers in the private
patios,
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Upper level Rush House

Photos of Rush House os it appears todoy

RUSH HOUSE FLOOR PLANS

The planning of Rush House has been guided by the Heritage
Conservation Plan prepared by Donold Luxton Associotes i,
The main floor plan retains some of the existing layout with
a couple of exceptions, The existing bathroom has been
eliminated in order to expand the smail kitchen and connect
it to o new family room. The existing dining room is being
converted to @ master bedroom, and the ensuite bath will
olso serve os g powder room. While the flooring will be
replaced, efforts will be made to retoin some of the existing
heritage features s recommended in the conservation plan.

The upper floor has been reconfigured to better suit today's
tiveability requirements

Over the years, most of the origino! windows have been
replaced. However, it is intended that the remaining original
windows be retained and some of the newer windows be
replaced with more origingl type windows. New wood
windows will be fobricated to replicate the eriginol windows.

The roof and dormer design will generally remain; however,
two new dormers along the north and east focades are
proposed to improve the proportions of the house and creote
more usable interior spaces.

Private outdoor space for the heritoge house will be provided
on the large, wrap-around veranda, and a new deck off the
kitchen/fomily room.

The usable area of the heritoge house will remoin ot
approximately 2296 square feet plus 294 square feet of
covered veronda.
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GARDEN SUITE FLOOR PLAN

The major changes to the heritage house wilf occur ot the
basement level. New foundation ond basement walls will be
constructed, resulting in o highly liveable single level garden
suite.

While consideration was given to incorpoarating the basement
as part of the house above, it was determined that the
resufting plan would be too large for the desired market, and
out of scale with the cottoges, noting this will be a strata
development.

The garden suite has its main entry off the front pathway
from Jeffersan Avenue, through a partially sunken courtyard,
A rear entry is located through a sunken courtyard along the
southern foce of the building providing direct access from the
garage.

New wood windows ond doors will be fobricated to replicote
those in the house above. The exterior siding will be designed
to maich the original siding. A variety of window wells will
bring natural light into the unit.

Given that the unit is generally below grade, the interior will
be kept light in colour and the suite will be designed with
extensive millwork and heritoge-style details, as illustroted
below.

Private outdoor space for the garden suite will be provided in
two sunken courtyards at the front and rear. Residents can
also share the front garden.

The size of the gorden suite is dictated by the size of the house
above and is approximately 1290 square feet.

iffwork that will be built into th in living areas An example of the fireplace detoil and An example of the kitchen cabinets A contemporory interpretation of An example of the type of window-
An example of the type of millwork that will be built into the main living area. built-ins in the family room and centrol island proposed for the heritage details is proposed for the well detail propused for the rear
kitchen bathrooms bedroom

Fud
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LANEWAY COTTAGE FLOOR PLANS

The laneway cottage has been designed to complement the
heritoge house both in form and character. it has an entrance
off the fane and onother entry from 12 Street through a smaoll
porch accessed from the main pothway. There is also on entry
from the attached garage.

it features an separate living room and farge
dining/kitchen/family space on the main level and three
bedrooms above, eoch with an ensuite bathroom. The
basement level will be finished with a recreation/media room,
affice and a guest bedroom, hathroom and storage areas.
However, the basement has not been designed, nor is it
suitable, for use as a secondary suite.

There is a smail balcony off the master bedroom and o walk-
out patio off the dining area. A small covered porch has been
added off the front living room, in keeping with the Rush
House verandah.

The exterior materials ore hardie board shingles in a warm
grey, so as not to conflict with the richer colour proposed for
the heritage house. Careful attention has been given to the
roof shapes to complement the main house. The roofing
maoterial will be similor in appearance.

The area of the lanaway cottage is approximately 1859 square
feet plus basement.

With its open plan and well-designed kitchen, the laneway cottage is
expected to appeal to longstanding West Vancouver residents snkmg ta

1

downsize into o new, home, while r g in their ¢ Y.
However, with three bedrooms above, it may also appeol to o family with
children ottending the nearby school,
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GARDEN COTTAGE FLOOR PLANS

The front door of the garden cottage is off a short pathway
leading from 12 Street. There is g small mud room at the
rear entry leading to the garage. A small outdoor patio is
provided off the dining area, overlooking the large Edwardian
garden.

The main floor plan features an open living/dining/kitchen
space. There are two master bedrooms on the upper level,
each with a walk-in closet and ensuite bathroom. There is also
on office, small den, and laundry room on this level.

An example of the heritoge detuils being proposed for
the garden cottage interior

The basement comprises two multi-use spaces which can be
used for a variety of purposes. Natural light and ventilation
will be provided hy two windew wells. There is no pravision for
a basement suite.

Like the laneway cottoge, the garden cottage has been
designed to appeal to longstanding West Vancouver residents
seeking to downsize into o smaller home in their community,
or a young family.

The area is approximately 1852 square feet plus basement.




SUSTAINABILITY MEASURES

This development is being designed fo create healthy homes with reduced
environmental impacts, in accordance with the BUILTGREEN single family
checkiist. The following summarizes key site planning and house features :

Sensitive Site Development

* Erosion and sediment controf measures will be implemented and monitored
during construction. Onsite stormwater manogement will maintain runoff
at pre-development rates;

+ Indigenous plant materials with low water requirements sholl be used
wherever possible without compromising the Edwordian landscape concept;

+ The landscape plan shall exceed minimum plant requirements; the limited

turf areas shall be drought-tolerant; soil sholl meet the specified

requirements;

Trees and other plantings sholl provide shading for ot least 50% of hard

surfoces within 15 meters of the homes,

Energy Efficiency

* Exterior walls in the new buildings sholl have Increased insulation values;
new windows shall have EnergyStar lahels;

» EnergyStar appliances shall be instolled;

Alternatives to incandescent bulbs shalf be installed in ol non-living spaces

and habitable spaces where appropriote, respecting the heritage choracter;

* Main floor fireploces shall be gas fuelled with electronic ignitions and direct
vents; electric fireplaces will be instailed in basements;

= Energy efficient combi boilers will be installed in the units; hot water piping

shalf meet minimum insulation requirements to ovoid heat loss;

Homes will have ‘pre-piping’ for future roof-mounted solar panels;

« An EnerGuide Roting System Report shall be prepared prior to occupancy;

« Glazing areas will be designed to support passive solar heating.

Water Efficiency
* Dual flush toilets and low flow fixtures shall be instalied.

Indoor Environmenta! Quality

* Heat recovery ventilators shall be instalfed in the new cottages;

* Low VOC emitting paints, materials and flooring shall be specified where
possible.

Waste Management

* A construction waste management plan will be prepored in accordance with
the Metro Vancouver BuildSmort Waste Management Toolkit guidelines to
target o 50% reduction from industry norms;

* Space for garboge and recycled waste shall be provided.

A transit oriented development

+ The development is located in a highly walkable neighbourhood, close to o
wide range of amenities and transit;

« Only one parking garage per unit is being provided; goroges sholl be pre-
wired for electric vehicles




ACCESSIBILITY, ADAPTABILITY AND LIVEABILTY FEATURES

Maony West Vancouver residents are living in homes or on properiies thot are
too big or unsuitable for aging in place. While some are choosing to move
into apartments or townhouses, others would prefer smaller ground oriented
detached homes with their own yord ond outdoor spoces Major Rush Mews
is being designed to oppeal to these households.

While the new homes gre not large, they will hove many features to make
them comfortable ond liveable for those seeking to age in ploce.

The Garden Suite has been designed for those ‘empty nesters’ and seniors
seeking o home on one level,

The Garden and Laneway Cottages have been designed with wider stairs
which could accommodate a stair fift if required at some time in the future.

A number of other features have been incorporated into the house designs to
make them more attractive and liveable for an aging population. Featuresin
the garden suite and new cottages include:

« Kitchens with full height pantries, accessible cupboards, drowers in the
lower cabinets, ‘lazy susons’ ond an istond seoting area;

= Higher levels of lighting In bedrooms, closets, kitchens, bathrooms and
corridors;

= Provision for support bars in bathrooms if and when needed: medicine
cobinets ond drowers for toiletries and medications;

* Raised electricol outlets and lower light switches for easier access;

« Lever hardware on oll doors and bathroom fixtures; larger showers with
fixed and European-style handheld shower heods;

« Wider corridors, wider door openings and flush door thresholds;

* Raised planting beds in patio areas;

* Incorporation of SAFERHOME design standards wherever feasible;

SAFERhome

A lver susdaidof Cieed”

29
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	Part 1  Citation
	1.1 This bylaw may be cited as “Heritage Revitalization Agreement Bylaw No. 4951, 2017.”

	Part 2  Severability
	2.1 If a portion of this bylaw is held invalid by a Court of competent jurisdiction, then the invalid portion must be severed and the remainder of this bylaw is deemed to have been adopted without the severed section, subsection, paragraph, subparagra...

	Part 3  Heritage Revitalization Agreement
	3.1 The Mayor and Municipal Clerk are authorized to sign and seal on behalf of the District the Heritage Revitalization Agreement attached to this bylaw as Schedule A.
	(a) make any exterior alterations to the Rush House;
	(b) alter or replace the exterior features of the house, typical of the Craftsman style, which include the triangular eave brackets, flared window surrounds and battered porch piers and open wooden balustrade along the verandah;
	(c) alter or replace the wood-frame construction, typical of the Craftsman style, clad in original cedar shingles;
	(d) alter or replace the overall form, scale and massing of the Rush House; or
	(e) make any exterior alterations to the Garden Cottage, Laneway Cottage or accessory garages, except for minor alterations that in the opinion of the District are in keeping with the character of the Heritage Lands.





