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A Generic Heritage Conservation Tool Kit 
For BC Municipalities 

 
Purpose 
The purpose of this tool kit is to highlight the legal heritage conservation powers provided to 
municipalities by the British Columbia Local Government Act (LGA) and the British Columbia 
Community Charter, to enable municipalities to manage and conserve their heritage resources. 
 
This tool kit was prepared by the City of Richmond, together with Birmingham & Wood 
Consultants (Barman, Cook, Coriolis, D’Agostini, Ducote, Jonker, Hein, LetSimmer).  The law 
firm of Lidstone Young Anderson provided legal advice.  
 
This tool kit was prepared as part of the work undertaken by the City of Richmond to better 
manage its heritage resources in Steveston Village, Richmond, British Columbia. 
 
Caution 
The information in this tool kit is general in nature.  Municipalities and others who wish to use 
the information in this tool kit are advised to seek their own legal and planning advice prior to 
applying the heritage conservation and management tools described herein in their own 
municipalities and to their own heritage projects. 
 
Young, Anderson accepts no responsibility for the reader’s reliance on the tools and information 
set out herein. 
 
Acknowledgements  
With assistance from the Richmond Heritage Commission, the City of Richmond initiated a 
heritage conservation strategy and implementation program for the community of Steveston, 
located in the southwest corner of the City. 
 
The initiative, including this tool kit, was undertaken with financial assistance from the 
following: 

 the City of Richmond 
 the Real Estate Foundation of British Columbia 
 the Province of British Columbia, including: 

- the BC Ministry of Tourism, Sports and The Arts, The Heritage Branch, and 
- the BC Ministry of Community services, Smart Development Partnerships 

Program 
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Note: The Planning and Regulatory Tools are to be used together, as needed. 
 
1 Planning and Regulatory Tools  
 
1.1 Official Community Plan (including all Area Plans) 
 
1. Objective 
 An Official Community Plan (OCP) describes the vision for a specific community for a 

period of five years or more, including social, economic, and environmental land use 
management, urban design, and heritage policies. 

 An Area Plan sets out the overall community goals and other OCP content for a smaller 
planning area. 

 An OCP has the following legal implications: 
− all bylaws enacted by council and all works undertaken by council must be consistent 

with the OCP, and 
− where an area has been designated by the OCP as requiring development permits, 

land owners must apply for development permits consistent with guidelines set out in 
the OCP. 

 
2. The OCP and the Area Plans:  Description 
 Both the OCP and the Area Plans set out a local government’s vision, including its goals, 

objectives and policies.  They are intended to guide decisions on planning, sustainability, 
development, subdivision, urban design, social and environmental land use management, 
and heritage conservation.  

 The OCP and the Area Plans may designate development permit areas within the area 
subject to the plan and establish guidelines, objectives and policies for development 
permits. 

 The OCP and the Area Plans may guide the form and character of commercial, industrial 
and multi-family and intensive residential development. 

 The OCP and the Area Plans may designate HCA’s within the area subject to the plan. 
 
3. Enabling legislation (if applicable)  
 Local Government Act – Part 26, Division 2, sections 875 - 884 
 Local Government Act – Part 26, Division 9, section 919.1 
 Local Government Act – Part 27, Division 4, sections 970.1 and 971 

 
4. Local government Legislation and Policy 
 An Official Community Plan Bylaw, including all Area Plans attached as schedules. 
 An Area Plan may include development permit guidelines to be applied to new 

development. 
 An Area Plan may also include area character guidelines, providing supplemental 

guidance to the development of those locations whose form and character are considered 
key to that area’s identity. 
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5. Method 
 An Official Community Plan is adopted after consultation under Section 879 of the Local 

Government Act and after a public hearing under Division 4 of Part 26, subject to the 
procedures set out in Section 882.  

 
6. Pros 
 An Area Plan identifies the unique qualities of the area to which it applies, including 

specific details for that area. 
 The OCP provides guidance for new development. 
 Any changes in regulations dealing with use, density, or conditions of use in an area are 

subject to the objectives and policies set out in the OCP and the applicable Area Plan.  
 The OCP sets out where development permits are required with regard to the form and 

character of new development. 
 An OCP may designate an area as a HCA in respect of which development cannot 

proceed without a Heritage Alteration Permit. 
 
7. Cons 
 There are statutory limitations on the content of development permits. 
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1. Planning and Regulatory Tools  
 
1.2 Design Guidelines (in the OCP and Area Plans) 
 
1. Objective 
 To promote designs that meet best practices for the conservation of heritage values in a 

particular area. 
 Best practices include promoting designs that are compatible with the heritage character 

of the area.  
 
2. Description 
 Design guidelines for a particular area are established in an Area Plan. 
 They are used in conjunction with the municipal zoning bylaw. 
 They provide direction to assist the applicant with planning and designing a development 

in the area to which the Area Plan applies, and they assist staff in reviewing the 
application. 

 They typically include sections on architectural components, internal design, open space, 
and landscaping. 

 They can respond to a variety of circumstances, such as existing buildings and new 
construction.  

 
3. Enabling legislation   
 Local Government Act – Part 26, Division 9, Section 920 

 
4. Local government Legislation and Policy 
 The OCP and the Area Plans may include design guidelines addressing architectural 

elements (e.g. roofscapes, exterior walls, finishes, weather protection, signage), landscape 
elements, massing and height, parking and services. 

 
5. Method 
 Designate the development permit areas.  
 Implement design guidelines in one of the following ways:  

− by a covenant pursuant to section 219 of the Land Title Act; 
− by a phased development agreement pursuant to section 905.1 of the Local 

Government Act; 
− by way of amenity zoning pursuant to section 904 of the Local Government Act; or  
− by a development permit pursuant to section 920 of the Local Government Act, 

subject to s. 920(9) limitations. 
 

6. Pros 
 Design guidelines provide direction on design elements to applicants and staff. 
 May allow flexibility in interpretation and application. 
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7. Cons 
 Statutory restraints.  

 
8. Issues and Policy Questions 
 Design guidelines should be clear so as to provide clarity of direction and to minimize the 

need for discretionary design discussions between applicants and staff.   
 Design guidelines should clarify how an area’s heritage style can be expressed, and they 

should clarify how the design guidelines will work in different zoning districts. 
 
9. Examples 
 Prescriptive: Vancouver’s Chinatown 
 Highly Discretionary: Victoria’s old town heritage area. 

 

2558993 



 - 8 - 

1. Planning and Regulatory Tools  
 
1.3 Development Permit Area and Guidelines 
 
1. Objective 
 To designate an area through the Area Plan, to allow for additional review of applications 

and some variances, and to supplement the zoning regulations. 
 To assist in implementing the vision outlined in the applicable Area Plan. 
 To coordinate the existing regulations (e.g. zoning and parking) and policies to facilitate 

conservation of heritage features. 
 To provide for the relaxation of existing regulations (e.g. zoning and parking) and 

policies to facilitate the conservation of heritage features. 
  
2. Description 
 A development permit regulates the development of property in accordance with the OCP 

Bylaw and the applicable Area Plan, in a complementary manner. 
 A development permit controls the form and character of development in accordance 

with the OCP and the applicable Area Plan. 
 Variances can provide for the relaxation of regulations such as siting, parking, and  

building dimensions. 
 Can vary:  

− Division 7 (Zoning and Development regulations),  
− Division 11 (Subdivision and Development requirements).  

 Cannot vary use and density. 
 

3. Enabling legislation (if applicable)  
 Local Government Act – Part 26, Section 919.1  
 Community Charter – Section 12 

 
4. Local government Legislation and Policy (if applicable) 
 Official Community Plan Bylaw 
 Development Permit  
 Development Variance Permit  

 
5. Method 
 Application submitted;  
 Review by staff;  
 Review by an Advisory Design Panel;  
 Review by Development Permit Panel;  
 Optional Heritage Commission input;  
 Ministry of Transportation approval, if required; and 
 Approval by Council, or a designated staff person.  
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6. Pros 
 Variances provide flexibility when reviewing applications for heritage properties.  
 No direct cost to city in providing relaxations/variances. 

 
7. Cons 
 The variance process involves multiple steps and approvals.  
 Issuance is only in accordance with applicable guidelines in OCP or zoning bylaw. 

 
8. Issues and Policy Questions 
 Determine the municipal Heritage Commission’s role in reviewing applications for 

heritage properties. 
 Determine efficient processing options, both simple and complex. 
 Use Heritage Alteration Permits (HAP), and adopt a Land Use Application Procedures 

Bylaw. 
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1. Planning and Regulatory Tools  
 
1.4 Zoning Bylaw, Zoning Amendments (Rezoning) 
 
1. Objective 
 To allow changes in zoning (typically density and uses) on sites to facilitate heritage 

conservation. 
 
2. Description 
 This tool can be used to regulate land uses, density, siting, and the subdivision of land, 

buildings and structures, including the shape, dimension and area of parcels. 
 A set of zoning regulations can be developed for a heritage area to facilitate the 

conservation of heritage resources, and it may be different for differently protected 
heritage properties. 

 Zoning changes are approved through a public process on a site-specific or area basis. 
 Typically involves an increase in density or a change in the uses permitted, and, if 

approved, will assist with making the conservation of heritage properties viable. 
 Facilitates density bonusing, density transfers, and amenity zoning.  

 
3. Enabling legislation 
 Local Government Act – Division 7, Section 903 

 
4. Local government Legislation and Policy  
 Zoning Bylaw, Zoning Amendment Bylaw 

 
5. Method 
 Rezoning application submitted;  
 Public notification and consultation;  
 Staff review and preparation of report;  
 Planning Committee recommendation to Council;  
 Council 1st reading;  
 Public Hearing – 2nd and 3rd reading;  
 Applicant meets rezoning conditions;  
 Ministry of Transportation approval, if required; and 
 Council issues 4th bylaw reading = approval.  

 
6. Pros 
 Zoning is a tool to manage land use. 
 It allows for the resolution of issues on a site-specific basis. 

 
7. Cons 
 The rezoning process can be long, complex and uncertain. 
 Zoning regulations require periodic review if extensive areas of land are pre-zoned. 
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8. Issues and Policy Questions 
 The municipal Zoning Bylaw should be reviewed to ensure consistency with heritage 

conservation objectives. 
 Need to determine which heritage tools will best complement existing zoning. 
 A re-zoning may be the trigger for a phased development agreement and may provide the 

vehicle for density bonusing and density transfers. 
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1. Planning and Regulatory Tools  
 
1.5 Subdivision Bylaw and Approvals  
 
1. Objective 
 To enable Council to regulate conventional and strata title subdivision and consolidation, 

and adjust existing property lines or consolidate properties.  
 
2. Description 
 A subdivision application is processed and approved by the Approving Officer, not by 

Council. 
 The Approving Officer is bound by the zoning and subdivision bylaws, and certain other 

bylaws under Part 26 of the Local Government Act, and so must ensure that each 
subdivision adheres to local government requirements respecting parcel size, frontage, 
access, road dedication, works and services, flood protection, etc.  

 The subdivision servicing bylaw should include provisions to ensure that adequate works 
and services are provided as part of the subdivision of land, including roads, sidewalks, 
street lighting, water, sewage disposal and storm drainage systems.  

 
3. Enabling legislation 
 Local Government Act 
 Land Title Act 
 Strata Property Act 

 
4. Local government Legislation and Policy 
 Zoning Bylaw 
 Subdivision Works and Services Bylaw 
 Servicing Agreements  

 
5. Method 
 The owner may be required to apply for preliminary layout approval to determine 

municipal requirements and must then prepare final drawings, plans, and servicing 
agreements; and 

 the owner must construct works and services or execute a servicing agreement, deposit 
security for the completion of works, and deliver final subdivision plans.  Upon the 
owner’s completion of these requirements, the approving officer is bound to approve the 
subdivision, unless the plans are inconsistent with zoning or subdivision bylaws or other 
applicable enactments, or the subdivision is contrary to the public interest.  

 
6. Pros 
 Implements the lot size provisions in the Zoning Bylaw. 
 Can facilitate the retention of heritage features such as lot configuration or area.  
 Existing subdivision servicing standards are usually intended for standard subdivisions, 

not heritage areas.  New standards can be developed and included in the subdivision 
works and services bylaw for heritage areas. 
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7. Cons 
 Subdivision and servicing requirements could necessitate the relocation and/or 

demolition of heritage buildings, but subdivision regulations may be amended to achieve 
heritage protection and conservation. 

 Properties in the same plan of subdivision can be consolidated without requiring a 
subdivision application, which can result in the loss of smaller lot configurations with 
heritage values.  Although, council may establish a maximum parcel size in the zoning 
bylaw. 

 
8. Issues and Policy Questions 
 Review existing subdivision and servicing bylaws to determine if they have appropriate 

provisions to achieve heritage conservation objectives. 
 There may be cases where heritage properties are not able to fully comply with 

regulations, such as the siting of a building on a property.  In such cases, a variance or 
Heritage Revitalization Agreement could provide flexibility in applying requirements.  

 The Approving Officer may refuse a subdivision application if the proposal is contrary to 
the public interest or if the subdivision is prohibited by one of the tools discussed in this 
document. 
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1. Planning and Regulatory Tools  
 
1.6 Building Permits 
 
1. Objective 
 To understand the conservation implications of the requirements of the building code, 

which addresses matters of health and life safety (fire, health, mechanical, structural). 
 
2. Description 
 Ensures that applications comply with fire, health and life safety standards. 

 
3. Enabling legislation 
 BC Building Code 2006 and Heritage Building Supplement. 

 
4. Local government Legislation and Policy 
 Building Regulation Bylaw 

 
5. Method 
 Applicant submits a building permit application;  
 Building official reviews and approves or refuses the building permit; and 
 A local government may, by bylaw, require a new building permit prior to demolition of 

an identified heritage structure or building.  
 

6. Pros 
 Provides flexibility when applying for a building permit by allowing for measures that 

provide a commensurate level of upgrading while retaining heritage character and fabric. 
 
7. Cons 
 Any addition to or alteration of building standards requires approval of the applicable 

minister. 
 
8. Issues and Policy Questions 
 A building permit may be withheld if council has passed a resolution under section 929 

of the Local Government Act to direct the preparation of a bylaw that would collide with 
a proposed permit (strictly in accordance with the procedures set out in section 929). 

 Occupancy may only be prohibited if the building does not comply with the BC Building 
Code or with a special building standard bylaw enacted under section 8 (3)(1) of the 
Community Charter with approval by the applicable minister. 
 If an owner applies for a building permit, council may require that the owner provide 

works and services in accordance with works and services bylaw standards on that 
portion of the road right-of-way immediately adjacent to the site being developed, up to 
the centre line of the roadway (including sidewalks, boulevards, light standards, benches 
etc. which may incorporate heritage design standards). 
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1. Planning and Regulatory Tools  
 
1.7 Building Code Alternative Solutions 
 
1. Objective 
 To provide alternative solutions that encourage building upgrades that are sensitive to 

minimizing impact on identified heritage resources. 
 
2. Description 
 Allows alternate compliance methods for buildings listed on the local government’s 

heritage register. 
 
3. Enabling legislation   
 BC Building Code 2006 and Heritage Building Supplement 

 
4. Local government Legislation and Policy (if applicable) 
 A municipal Building Regulation Bylaw  

 
5. Method 
 The applicant submits alternate compliance methods with its building permit application 

including certification of efficacy of alternate compliance methods by qualified persons; 
and 

 A building official reviews and approves or refuses the permit.  
 

6. Pros 
 Provides flexibility when applying for a building permit by allowing measures that 

provide an acceptable level of upgrading while retaining the heritage character and fabric 
to be conserved. 

 
7. Cons 
 Limited in scope. 

 
8. Issues and Policy Questions 
 To be effective, this tool may require expertise on staff or the retaining of a consultant by 

the local government to review alternate compliance proposals. 
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1. Planning and Regulatory Tools  
 
1.8 Sign Bylaw 
 
A local government may establish bylaws and policies to regulate: 
 
A. Public Signs 

− Public signage (e.g. traffic and parking signs, street name signs and wayfinding signs) 
requirements may be prepared that can address heritage conservation. 

− Signage on publicly owned properties, other than streets, should follow the 
requirements and guidelines for private signs. 

 
B. Private Signs 

− Private signage includes all informational and commercial material mounted on 
private property, including addresses and advertising. 

 
1. Objective 
 To regulate the number, size, type, form, appearance and location of signs. 
 To promote wayfinding. 

  
2. Description 
 A sign bylaw can contain different provisions for different zones, including heritage areas 

and districts.  
 Note that a council may regulate the size and appearance of a sign but not the content, 

given the freedom of expression provisions of the Canadian Charter of Rights and 
Freedoms. 

 
3. Enabling legislation 
 Local Government Act – Division 7, section 908 
 Community Charter – Section 8(4) and 65 

 
4. Local government Legislation and Policy (if applicable) 
 Sign Regulation Bylaw 
 OCPs and Area Plans may also contain signage guidelines 

 
5. Method 
 A Public Hearing is not required to adopt or amend a sign bylaw, but consultation with 

affected parties on proposed regulations may be desirable.  
 

6. Pros 
 Ensures that signs are in keeping with heritage buildings and the character of heritage 

areas. 
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 Without sign regulation, signage can mask the character-defining elements of the 

buildings and landscape in a heritage area, and can ruin the area’s heritage character. 
 
7. Cons 
 Additional administrative review is required. 
 Business owners may have concerns with “over–regulation”. 

 
8. Issues and Policy Questions 
 A sign bylaw and OCP and Area Plan signage guidelines should to be reviewed to ensure 

consistency with heritage conservation objectives. 
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1. Planning and Regulatory Tools  
 
1.9 Heritage Interpretive Planning 
 
1. Objective 
 To ensure quality of design and compatibility, and to ensure that heritage objectives are 

being met. 
 To ensure that applicants understand and correctly apply heritage conservation measures, 

including Area Plan guidelines, strategies, and statements of significance. 
 
2. Description 

There are three levels of heritage interpretation: 
A. Staff interprets heritage guidelines to the applicant.  
B. Response from applicant who interprets guidelines, statements of significance, 

heritage conservation, etc. 
C. Developer is required to prepare an interpretation plan that identifies how the 

proposal protects, enhances and presents heritage resources. 
 Used in conjunction with design guidelines. 
 Provides direction to assist applicants in preparing applications and assists staff in 

assessing applications.  
 Typically includes sections on values, thematic frameworks, methods, and 

implementation.  
 Can respond to a variety of circumstances, such as existing heritage resources, resources 

no longer existing, and new construction.   
 
3. Enabling legislation (if applicable)  
 Not applicable. 

 
4. Local government Legislation and Policy (if applicable) 
 The OCP and the Area Plans may include guidelines that address architectural elements, 

landscape elements, massing and height, parking and services. 
 Other policy examples include a municipal public art policy, or a museum policy. 

 
5. Method 
 An adopted OCP or Area Plan.  

 
6. Pros 
 Provides a detailed framework for interpretive themes and methods for applicants and 

staff. 
 Provides an alternative method of heritage conservation. 
 Provides additional information/storytelling. 
 Includes flexibility and interpretation.  
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7. Cons 
 Additional administrative review is required. 
 Business owners and developers may have concerns with “over–regulation”. 

 
8. Issues and Policy Questions 
 Interpretive plans are to be reviewed to ensure consistency with the local government’s 

heritage conservation objectives. 
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1. Planning and Regulatory Tools  
 
1.10 Demolition Permits (withholding/issuing) 
 (see also section 2.10 Temporary Heritage Protection) 

 
1. Objective 
 To ensure that adequate consideration is given to long-term heritage conservation 

objectives and options prior to the issuance of a demolition permit. 
 
2. Description 
 Normally a demolition permit is only issued to ensure that a demolition will be conducted 

safely. 
 However, under the proposed approach, demolitions: 

− may not occur when buildings are designated a heritage resource to be kept, or 
− may occur where redevelopment meets municipal heritage policies and requirements. 

 Withholding of a demolition permit for protected heritage property or a property on the 
municipal heritage register. 

 
3. Enabling Legislation 
 Local Government Act – Section 961 

 
4. Local government Legislation and Policy 
 A local government may amend its demolition permit process to require additional 

developer information (e.g. information to address issues related to tree removal, safety 
regulations and a review by Local government staff prior to a demolition permit being 
issued. 

 
5. Method 
 A local government can authorize officials to withhold a demolition permit and may also 

establish restrictions, limits or conditions; and 
 A demolition permit can be withheld for:  

− Protected heritage property until a Heritage Alteration Permit is issued; or  
− Property listed on the heritage register until a building permit and other necessary 

approvals are issued. 
 
6. Pros 
 Provides local governments with a mechanism to ensure that heritage resources are not 

demolished or remodeled without necessary approvals. 
 
7. Cons 
 Under LGA provisions, properties must be listed on a heritage register or be protected 

heritage properties (unless property is protected on a temporary or continuing basis under 
Part 27 of the Local Government Act). 
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8. Issues and Policy Questions 
 The long-term protection of heritage resources requires heritage designation and/or a 

heritage revitalization agreement. 
 Consider amending the municipal Building Bylaw to require a complete new building 

application and development permit application prior to demolition in a designated 
heritage area.  
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2 Heritage Protection Tools 
 
2.1 Heritage Conservation Area (HCA) 
 
1. Objective 
 To provide long-term protection to a distinct heritage area as part of an Official 

Community Plan (OCP) or Area Plan. 
 
2. Description 
 Establishes a local government’s objectives and policies to guide decisions on planning 

and land use management, including heritage conservation, in a district with special 
heritage value and/or heritage character that has been identified for heritage conservation 
purposes in an OCP or Area Plan. 

 An HCA cannot be used for a single building. 
 Where an OCP designates a HCA, a property owner must not subdivide the land, 

construct, or alter a building, or alter a feature that is part of a protected heritage building, 
without a heritage alteration permit. 

 An OCP may list specific buildings, land or features to be “protected heritage property” 
for the purposes of the Local Government Act. 

 For a period of 120 days, beginning on the day of first reading of a bylaw to adopt the 
OCP that designates a HCA, these rules apply to all properties in the area as if the bylaw 
had already been adopted [section 963(1) Local Government Act] . 

 
3. Enabling legislation (if applicable)  
 Local Government Act – Sections 970.1 and 971 

 
4. Civic Legislation and Policy (if applicable) 
 A local government may establish a HCA in its OCP or Area Plan. 

 
5. Method 
 An HCA may be designated in an Official Community Plan.  
 Heritage objectives are stated and special features or characteristics are described.  
 Guidelines are required to specify how objectives are to be met (in OCP or zoning 

bylaw).  
 A heritage alteration permit is required for:  

− the subdivision of a property; 
− an addition to an existing building; 
− the construction of a new building; and 
− the alteration of a building, land or structure.    

 An HCA Bylaw is adopted after a public hearing.  
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6. Pros 
 The implementation of a HCA will enhance the unique characteristics of a heritage area 

by providing a comprehensive approach to managing heritage area resources and 
ensuring compatible development.  

 The designation of HCA’s under Sections 970.1 and 971 of the Local Government Act 
does not require compensation, whereas designation by a heritage designation bylaw 
under Sections 967 to 969 of the LGA does require compensation.  

 A HCA can include built and natural features.  
 Guidelines provide clarity to property and business owners, to the community, and to 

staff.  
 

7. Cons 
 Some owners, especially owners of those sites with non-heritage resources, may view any 

additional requirements as additional costs.   
 
8. Issues and Policy Questions 
 Need to determine whether the local government wishes to offer any incentives. 
 Generally, incentives are encouraged as heritage conservation should not be a financial 

burden.  
 
9. Examples  
 West Vancouver – Lower Caulfeild 
 Kelowna – Marshall Street and Abbott Street  
 Nanaimo – Old downtown 
 Victoria – multiple examples 

 

2558993 



 - 24 - 

2. Heritage Protection Tools 
 
2.2 Heritage Inventory  
 
1. Objective 
 To informally identify heritage resources so that they may be integrated into land use 

planning processes. 
 
2. Description 
 A municipal heritage inventory is an informal listing and database of properties identified 

by a local government as having heritage value or heritage character. 
 Properties listed on a heritage inventory may be eligible for heritage incentives and 

programs. 
 Being listed on a heritage inventory does not mean that the property is protected, but that 

it is recognized by a local government for planning purposes. 
 Notification of an affected property owner or the Minister responsible for the BC 

Heritage Conservation Act is not required. 
 
3. Enabling legislation 
 Not applicable 

 
4. Local government Legislation and Policy 
 A municipal heritage inventory.  

 
5. Method 
 The local government researches and identifies heritage resources that have heritage 

value or heritage character;  
 A preliminary heritage inventory list is compiled;  
 The Local government may consult with property owners;  
 Council may review and revise the inventory; and 
 Council may endorse the heritage inventory, as a database.  

 
6. Pros 
 A listing of heritage resources allows for greater heritage awareness for the public and for 

property owners. 
 
7. Cons 
 Inclusion on the register does not protect a resource from inappropriate alteration or 

demolition and does not require a heritage alteration permit. 
 
8. Issues and Policy Questions 
 Once established, a municipal heritage register should be maintained and enhanced. 
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9. Examples   
 Richmond, Vancouver, Victoria, almost all Lower Mainland cities, many provincial cities 

and some Villages, several Regional Districts. 
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2. Heritage Protection Tools 
 
2.3 Municipal Heritage Register  
 
1. Objective 
 To formally identify heritage resources so that they may be integrated into land use 

planning processes.  
 
2. Description 
 A Municipal Heritage Register is an official listing of properties identified by a local 

government as having heritage value or heritage character. 
 Properties on a Heritage Register are eligible for heritage incentives and programs. 
 Being listed on a Heritage Register does not mean that the property is protected, but that 

it is recognized by a local government for planning purposes. 
 Within 30 days of including a property on the Heritage Register or deleting a property 

from the Heritage Register, the owner of the heritage property and the Minister 
responsible for the BC Heritage Conservation Act must be notified. 

 
3. Enabling legislation 
 Local Government Act – Section 954 

 
4. Local government Legislation and Policy 
 A Municipal Heritage Registry  

 
5. Method 
 The local government researches and formally identifies heritage resources that have 

heritage value or heritage character;  
 A preliminary Heritage Register list is compiled;  
 Consultation with property owners;  
 Council reviews and revises the list;  
 The Heritage Register is adopted by resolution of council; and 
 Within 30 days of placing a property on the Municipal Heritage Register, Council must 

notify the property owner and the Minister responsible for the BC Heritage Conservation 
Act.  

 
6. Pros 
 A listing of heritage resources allows for greater heritage awareness for the public and for 

property owners. 
 
7. Cons 
 Inclusion on the register does not protect a resource from inappropriate alteration or 

demolition and does not require a heritage alteration permit. 
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8. Issues and Policy Questions 
 Once established, a Municipal Heritage Register should be maintained and enhanced. 

 
9. Examples   
 Richmond, Vancouver, Victoria, almost all Lower Mainland cities, many provincial cities 

and some Villages, several Regional Districts 
 

2558993 



 - 28 - 

2. Heritage Protection Tools 
 
2.4 Heritage Designation of a property, site or area  
 
1. Objective 
 To ensure the long-term heritage protection of heritage property.  

 
2. Description 
 Provides long-term protection for a single property, a portion of a property, or more than 

one property, and that property’s interior features and landscape features. 
 The local government must provide compensation to the property owner for any loss in 

market value as a result of heritage designation. 
 Heritage designation can be enacted with or without the consent of the property owner. 

 
3. Enabling legislation 
 Local Government Act – Sections 967, 968 and 969 

 
4. Local government Legislation and Policy 
 A local government may designate heritage places. 

 
5. Method 
 The local government identifies a property for long-term heritage conservation;  
 A report to Council is prepared and must include: a statement of heritage value or 

heritage character; compatibility with the OCP; compatibility with lawful use of property 
and adjoining lands; condition and economic viability of property; need for financial 
support;  

 A heritage designation bylaw is prepared;  
 A public hearing is held with notices published in the local newspaper, and notices sent to 

all owners and occupiers of the property; and 
 The bylaw is enacted (note: the hearing notification process is the same as to that 

required for rezoning).  
 

6. Pros 
 Provides long-term legal protection for heritage resources.  

 
7. Cons 
 Requires compensation to property owners, which may be through regulatory relaxation 

and/or financial incentives.   
 
8. Issues and Policy Questions 
 Provision of assistance may enable local government to avoid a compensation claim or 

obtain a waiver of compensation. 
− A municipal property value tax permissive tax exemption may be provided under 
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Section 225 of the Community Charter. 
− Assistance to the property owner under section 8(1) of the Community Charter, or to 

a business owner under a partnering agreement under Section 25(2) or (3) of the 
Community Charter (including lending money, guaranteeing repayment of borrowing, 
providing security for borrowing, providing a grant in aid, etc.). 

− A revitalization permissive tax exemption agreement and bylaw under section 226 of 
the Community Charter. 

 

2558993 



 - 30 - 

2. Heritage Protection Tools 
 
2.5 Heritage Revitalization Agreement  
 
1. Objective 
 To enable a local government to enter into agreements with a developer on a site-specific 

basis that provide long-term heritage protection for a property.  
 
2. Description 
 Allows a local government and a property owner to make a formal agreement that may 

specify terms and vary or supplement bylaw and permit conditions, including:  
− land use, density, siting and lot size requirements.  
− development cost recovery, subdivision and development requirements.  
− development permits, development variance permits, heritage alteration permits. 

 Can supersede zoning regulations.  
 A Heritage Revitalization Agreement specifies the duties, obligations, and benefits of the 

parties, as negotiated by both parties. 
 A Heritage Revitalization Agreement may be amended only with the agreement of both 

parties and an amending bylaw. 
 The agreement may set out the phasing of a development or improvements in respect of 

the property. 
 The agreement may control the extent of heritage conservation to be carried out by the 

property owner. 
 The agreement may stipulate minimum maintenance and repair standards and 

requirements. 
 The agreement may specify the outcome if a subject building is destroyed by accident, 

act of God, etc. 
 This tool may be used as often as is needed to protect heritage buildings. 
 This tool can be considered as similar to a tailored heritage Comprehensive Development 

Zone (CD). 
 

3. Enabling legislation 
 Local Government Act – Section 966 

 
4. Local government Legislation and Policy (if applicable) 
 A local government may authorize a Heritage Revitalization Agreement by bylaw. 

 
5. Method 
 The local government and the property owner negotiate the terms of an HRA;  
 If the HRA varies use or density, a public hearing is required; and 
 Council adopts the HRA by bylaw.  

 
6. Pros 
 The parties can create an agreement to manage site-specific issues.  
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7. Cons 
 Staff resources are required to negotiate and prepare individual site-specific agreements, 

and the agreements require Council approval.  
 
8. Issues and Policy Questions 
 A Heritage Revitalization Agreement can have the same powerful effect as a CD zone or 

a phased development agreement. 
 The agreement can contain incentives for heritage conservation (e.g. additional density) 

 
9. Examples   
 New Westminster 
 Burnaby 
 Vancouver 
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2. Heritage Protection Tools 
 
2.6 Heritage Conservation Covenants  
 
1. Objective 
 To ensure the long-term protection of a heritage property through a contract.  

 
2. Description 
 Allows a local government or a heritage organization to negotiate the terms of a 

contractual agreement with a property owner to protect a site for a specified period of 
time or indefinitely.  

 Outlines the obligations of parties. 
 May include maintenance standards and requirements. 
 May deal with both buildings and heritage landscape features. 

 
3. Enabling legislation 
 Land Title Act – Section 219 

 
4. Local government Legislation and Policy 
 A local government may require or agree to establish a Heritage Conservation Covenant 

with a property owner. 
 
5. Method 
 The parties agree to the long-term conservation of a property and negotiate a contract 

outlining various terms and obligations;  
 If the local government is a party to the agreement, Council must adopt a resolution 

authorizing the covenant or the covenant may be executed by authorized staff; and 
 The covenant is registered on title in the Land Title Office.  

 
6. Pros 
 Enables the parties to create an agreement to deal with site-specific issues. 
 Allows a 3rd party (e.g. heritage organization) to be included in the agreement to ensure 

ongoing protection in case a future Council discharges the covenant.  
 The agreement can be made by other parties, independent of the local government. 
 The agreement can be reinforced by financial charge during any period of contravention. 
 The agreement can contain an indemnity in favour of the local government in regard to 

liability risks or other matters. 
 
7. Cons 
 Staff resources are required to negotiate and prepare individual site-specific agreements. 

 
8. Issues and Policy Questions 
 Council cannot require a Section 219 Covenant – it must be granted voluntarily, for 

example as a condition of a rezoning. 
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2. Heritage Protection Tools 
 
2.7 Heritage Alteration Permit (HAP) 
 
1. Objective 
 To ensure that changes to heritage properties are consistent with heritage protection 

objectives. 
 
2. Description 
 A HAP is required for changes to heritage properties that are: 

− designated “heritage” by bylaw;  
− listed on a HCA schedule; or 
− archaeological sites under the BC Heritage Conservation Act. 

 A local government must also establish requirements for HAP’s for properties that are the 
subject of: 
− Heritage Revitalization Agreements; and 
− Heritage Conservation Covenants.  

 A HAP may not vary use or density, but may vary or supplement other zoning 
regulations, Part 26 permits, and development cost charge recovery, subdivision and 
development requirements. 

 
3. Enabling legislation 
 Local Government Act – Sections 972 and 973 

 
4. Local government Legislation and Policy (if applicable) 
 Heritage Procedures Bylaw 

 
5. Method 
 A property owner makes an application; and 
 The local government considers the proposed alterations and approves or denies the 

HAP.  
 
6. Pros 
 This tool provides a level of control to ensure that alterations to heritage properties are 

consistent with approved standards and guidelines. 
 A local government can permit variances to zoning requirements through an HAP.  

 
7. Cons 
 A HAP cannot change permitted use or density. 

 
8. Issues and Policy Questions 
 The local government will need to establish a procedure to issue HAPs. 
 HAPs should not be “piggybacked” onto development permits. They should be issued in 

accordance with the statutory procedures with their own process, separate from that of 
development or building permits. 
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 The authority to issue a HAP can be delegated to an officer or employee by bylaw. 
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2. Heritage Protection Tools 
 
2.8 Heritage Site Maintenance Standards 
 
1. Objective 
 To ensure that protected properties are appropriately maintained.  

 
2. Description 
 A local government can pass a bylaw establishing minimum standards for the care and 

maintenance of property protected by a heritage designation bylaw or that lies within a 
HCA.  
− This does not apply to properties listed on the Heritage Register. 

 Different standards can be established for different areas or different types of properties. 
 Heritage Covenants may also include maintenance standards and requirements.  

 
3. Enabling legislation   
 Local Government Act – Section 970 

 
4. Local government Legislation and Policy 
 A local government may establish by bylaw Heritage Site Maintenance Standards.  

 
5. Method 
 Property is protected through designation or it is identified in an HCA schedule;  
 Heritage site maintenance standards are prepared and the local government adopts a 

bylaw; and 
 The local government enforces the bylaw when necessary.  

 
6. Pros 
 These standards clearly state minimum expectations regarding maintenance of heritage 

properties to property owners.  
 This tool may ensure that heritage properties do not deteriorate through neglect.  
 The standards can be applied to sites receiving incentives. 

 
7. Cons 
 New regulations are required to establish heritage maintenance standards. 

 
8. Issues and Policy Questions 
 The local government must consider the administrative implications of imposing such 

standards (e.g., inspections, enforcement costs). 
 
9. Examples   

 Port Moody 
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2. Heritage Protection Tools 
 
2.9 Standards and Guidelines for Heritage Conservation 
 
1. Objective 
 To provide results-oriented guidance for sound decision-making when planning for, 

intervening in and using an historic place. 
 
2. Description 
 The federal government has the best and most widely used conservation manual to 

follow, called the Standards and Guidelines for the Conservation of Historic Places in 
Canada.  
− These federal standards and guidelines, prepared by Parks Canada, provide high 

quality standards for achieving long-term heritage objectives. 
 These federal Standards and Guidelines outline the principles and practices that 

encourage the long-term conservation of historic places.  
 These Standards promote responsible conservation practice and provide a framework for 

making essential decisions about the maintenance and alteration of heritage places.  
 The Guidelines provide direction on how the Standards are to be interpreted and applied. 

 
3. Enabling legislation: 
 None 

 
4. Local government Legislation and Policy 
 A local government may establish standards and guidelines for heritage conservation. 

 
5. Method 
 Council formally adopts the use of the federal Standards and Guidelines by resolution;  
 The heritage value of an historic place is recognized through the preparation of a 

statement of significance;  
 The Standards are applied to the heritage property to determine what form of intervention 

will be taken: preservation, rehabilitation, or restoration; and 
 The Guidelines are then applied based on the type of intervention using a 

“recommended” and “not recommended” format.  
 

6. Pros 
 Allows for a consistent, non-prescriptive and adaptable approach to interventions related 

to heritage places, taking into consideration economic, safety, efficiency, environmental, 
accessibility and technical considerations. 

 The Standards and Guidelines reflect current value-based management practice in 
heritage conservation. 

 They offer guidance in all categories of heritage places. 
 The Guidelines provide clarity to property and business owners, community and staff. 
 They ensure that an appropriate level of heritage conservation is achieved in exchange for 

incentives from the local government. 
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 The application of federal standards will assist in making projects eligible for any federal 
and provincial programs that may emerge in the future.  

 
7. Cons 
 There may be additional costs for owners in order to meet the Standards and Guidelines.  

− This must be balanced with incentives. 
 
8. Issues and Policy Questions 
 This is an informal process that is not related to any section of the statutes or any legal 

instruments.  This process should be carried out during the “review” stage, after the 
heritage control bylaw has been enacted. 

 Effective use of this tool requires a commensurate level of incentives to be given in order 
to offset any additional maintenance requirements that may result. 

 
9. Examples  
 The Standards and Guidelines have been used for projects that received federal assistance 

through the Commercial Heritage Incentives Program (no longer available). 
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2. Heritage Protection Tools 
 
2.10 Heritage Procedures Bylaw 
 
1. Objective 
 To establish clear protocols, authorities, application requirements and review procedures 

for heritage conservation activities.  
 
2. Description 
 A local government establishes procedures and guidelines for heritage conservation.  
 Council can also delegate negotiation and decision-making authority to a municipal 

official.  
 
3. Enabling legislation  
 Local Government Act – Part 27 (Heritage Conservation) 

 
4. Local government Legislation and Policy  
 Development Permit, Development Variance Permit, and Temporary Commercial and 

Industrial Use Permit Procedure Bylaw. 
 
5. Method 
 Different heritage conservation tools are defined, any information required is outlined, 

and procedures for review are described;  
 A Bylaw including procedures is prepared; and 
 Council adopts the procedures bylaw.  

 
6. Pros 
 The requirements and procedures are contained in a standard bylaw for easier reference. 

 
7. Cons 
 Many existing land use procedures bylaws do not include a reference to heritage 

conservation tools.  
 The costs of staff and consultants needed to prepare the bylaw.  

 
8. Issues and Policy Questions 
 Prepare a separate heritage procedures bylaw or amend existing land use procedures 

bylaws to address use of heritage tools. 
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2. Heritage Protection Tools 
 
2.11 Temporary Heritage Protection 
 
2.11.1 Withholding Of Approvals 
 
1. Objective 
 To provide a method to withhold issuance of approval for an action that would alter a 

heritage resource. 
 
2. Description 
 A local government can, by bylaw, direct its officers and/or its employees who issue 

approvals to withhold approval for work that might alter a protected heritage property, a 
temporarily protected heritage property, or a property on a heritage register. 

 
3. Enabling legislation  
 Local Government Act – Section 960 

 
4. Local government Legislation and Policy 
 A local government may adopt such a bylaw. 

 
5. Method 
 The local government passes a bylaw authorizing an official to withhold approval(s).  

 
6. Pros 
 Allows for temporary withholding when an action could alter a heritage resource. 
 The authority to withhold approval can be delegated to an officer or employee of the 

local government.  
 
7. Cons 
 Does not provide for long-term protection of heritage resources.  

 
8. Issues and Policy Questions 
 None identified 

 
9. Examples 
 Nanaimo 
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2. Heritage Protection Tools 
 
2.11 Temporary Heritage Protection 
 
2.11.2 Temporary Protection Orders 
 
1. Objective 
 To temporarily protect a heritage resource in order to allow for consideration of 

conservation alternatives. 
 
2. Description 
 A local government can provide temporary protection to a potential heritage property, or 

to an adjacent or nearby property, in order to protect heritage property. 
 The order must specify a time period, but this time period cannot be longer than 60 days. 
 An order cannot be made more than once in a 2-year period without the agreement of the 

owner. 
 An order can: 

− identify landscape features; 
− specify the types of alterations not requiring a Heritage Alteration Permit; and 
− establish policies in relation to issuing a Heritage Alteration Permit. 

 
3. Enabling legislation   
 Local Government Act – Section 962 

 
4. Civic Legislation and Policy 
 A local government may establish such a Temporary Protection Order by resolution or 

bylaw. 
 
5. Method 
 The local government approves the order.  

 
6. Pros 
 Provides for a short-term period to work with an owner to review heritage conservation 

objectives and identify possible solutions. 
 
7. Cons 
 Does not provide longer-term protection of heritage resources. 

 
8. Issues and Policy Questions 
 None identified 
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2. Heritage Protection Tools 
 
2.11 Temporary Heritage Protection 
 
2.11.3 Temporary Protection by Introduction of Continuing Protection Bylaws  
 
1. Objective 
 To provide for a temporary period of protection when a HCA or a heritage designation 

bylaw is introduced. 
 
2. Description 
 For 60 days from the date when a Heritage Designation Bylaw is read for the first time, 

no one can: 
− alter the exterior of the building or structure,  
− make structural alterations,  
− move the building or structure,  
− alter/remove or damage an interior feature,  
− alter/remove or damage a landscape feature, or 
− alter/excavate/build on the land. 

 For 120 days from the date when a HCA Bylaw is read the first time, no one can: 
− subdivide the land,  
− start the construction of a building or structure, or an addition to a building or 

structure, 
− alter the building or structure, or 
− alter a feature. 

 
3. Enabling legislation  
 Local Government Act – Section 963 

 
4. Local government Legislation and Policy 
 A local government may pass such a temporary protection bylaw. 

 
5. Method 
 Temporary protection periods come into effect on the date of first reading of the bylaw 

and last for a specified period of time.  
 

6. Pros 
 Gives temporary protection to heritage resources while the Heritage Designation Bylaw 

is being considered.   
 
7. Cons 
 Does not provide long-term protection for heritage resources unless continuing protection 

bylaws are adopted.  
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8. Issues and Policy Questions 
 None identified 
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2. Heritage Protection Tools 
 
2.11 Temporary Heritage Protection 
 
2.11.4 Temporary Protection Control Periods 
 
1. Objective 
 To provide a temporary period of protection while heritage area planning is completed. 

 
2. Description 
 Temporary protection for up to one year can be provided by bylaw in order to allow for 

the following: 
− Identification of the types of landscape features protected.  
− Specification of the types of alterations not requiring a heritage alteration permit. 
− Establishment of policies for issuing a heritage alteration permit. 

 During the temporary period a person must not: 
− Alter the exterior of a building or structure; 
− Make structural changes to the building or structure;  
− Alter, move or damage a fixture or feature identified in the bylaw; or 
− Alter, excavate or build on the property.   

 
3. Enabling legislation  
 Local Government Act – Section 964 

 
4. Local government Legislation and Policy 
 A local government may pass a bylaw to allow for a temporary protection period. 

 
5. Method 
 The local government passes a bylaw identifying the area that is the subject of heritage 

conservation planning.   
 

6. Pros 
 Allows the local government to manage change in the heritage area while planning is 

underway.  
 
7. Cons 
 Does not provide long-term protection of heritage resources.  

 
8. Issues and Policy Questions 
 None identified 
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3 Financial Tools 
 
3.1 Municipal Financial Tools 
 
 Purpose 

The purpose of this section is to review a possible Heritage Incentive Program (HIP) and 
the possible methods to calculate the amount of incentive that could be granted for 
conserving heritage resources.  

 
 Background 

− Property owners are responsible for maintaining their buildings to meet the Local 
government requirements. 

− Where a property is given a heritage designation, there may be additional 
maintenance costs associated with responsible conservation. 

− At this time it is not known what it will cost to protect any one specific heritage 
building, as much depends on its condition and possible future development in the 
area. 

− A number of heritage incentives can be considered to help offset the costs of 
conserving heritage resources.  

 
 Three Options 

− Three options are discussed below, although a number of variations on each could be 
considered. 

 
 Option 1: Premium Costs  

− Provide incentives to address the incremental expenses (those directly attributed to 
conserving heritage features) to rehabilitate and conserve heritage resources.  

− Requires detailed costing/budget to be prepared.  
− May not be sufficient to encourage owners to undertake conservation activity. 
− Requires the least amount of financial incentive from the local government. 
 

 Option 2: Building Rehabilitation Costs  
− Provide incentives to address the costs of conserving a building, including building 

code (such as seismic upgrading and life safety), exterior and interior work. 
− Requires detailed itemized costing/budget to be prepared.  
− Likely to be viable for owners who own buildings and will continue to own them 

after rehabilitation.  
− Requires a significant financial incentive from the local government. 
 

 Option 3: Shortfall Costs 
− Provide incentives required to make a project viable. 
− Deduct the costs of the project, the land, the building and the profit from the projected 

market value after renovation: 
− Less total costs (hard and soft costs + contingency) 
− Less property value (land and improvements) 
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− Less profit 
− If this equals a shortfall of costs, then an incentive is needed. 
− Requires a proforma review.  
− This option is the most likely to encourage owners to rehabilitate their buildings.  
− Requires the highest level of financial incentives. 

 Issues 
− Must identify who determines the building rehabilitation costs. 
− Certain jurisdictions, for example Vancouver, approach the issue of financial 

compensation by examining the project costs from all three perspectives. 
 

2558993 



 - 46 - 

3 Financial Tools 
 
3.1 Municipal Financial Tools 
 
3.1.1 Local Government Heritage Grant Program  
 
1. Objective 
 To encourage the conservation of buildings, including the restoration and/or enhancement 

of principal facades on buildings.  
 

2. Description 
 Council can provide direct financial support to heritage properties.  
 Council can also provide financial support programs through arms-length non-profit 

organizations (funded by municipalities and public fundraising). 
 
3. Enabling legislation:  
 Community Charter – Sections 8(1) and 25 

 
4. Local government Legislation and Policy (if applicable) 
 A local government may establish an account for this purpose. 

 
5. Method 
 Council may establish a new grant fund or expand the existing fund;  
 Council may approve a policy and program to provide financial incentives, including a 

source of funds and eligibility criteria;  
− Approval of financial incentives requires approval by 2/3 of Council members 

 Annual funds/budget is required;  
 Possible allocation formula:  
 Provide matching funds (50/50) up to a maximum amount (e.g. $50,000) for qualifying 

conservation work.  
 Possible allocation conditions:  

− the application is reviewed by staff; 
− the applicant provides 3 estimates from contractors; 
− the applicant provides invoices when work is completed satisfactorily; 
− Council approves the grant; and 
− the grant is issued. 

 
6. Pros 
 Council could focus on improvements to building exteriors. 
 Direct cash payments to owners when the work is completed. 
 Administration is not too complex. 
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7. Cons 
 Requires a source of funds: 

− Local government; and  
− Other possible sources (to be decided). 
− Note: Municipal funds for heritage are often limited. 

 Staff resources are required to administer the program. 
 
8. Issues and Policy Questions 
 Must decide if the program would apply only to heritage buildings, or to non-heritage 

buildings as well. 
 Must identify the source of funding. 
 Must establish a level of local government funding support. 
 Must establish program details. 

 
9. Examples   
 Vancouver (Gastown, Chinatown, Victory Square, Hastings Corridor) – matching grants 

on 50/50 shared basis up to $50,000 per principal façade 
 Surrey – 50% of costs up to $3,000 for up to 3 years 
 Downtown Nanaimo Partnership (City of Nanaimo, Nanaimo City Centre Association, 

City Quarter Association) - 50% of costs up to $10,000 per façade fronting a street 
 Victoria Civic Heritage Trust – (downtown) – Building Incentive Program (BIP) 

matching grants on 50/50 shared basis up to $50,000  
 Kelowna Heritage Foundation: 

− For protected buildings 50% of costs up to $10,000 
− For heritage register buildings 50% of costs up to $5,000 

 Vancouver Heritage Foundation: 
− Restore It – 50% of the costs, up to $5,000 for heritage homes 
− True Colours – a $2,000 grant for exterior painting of heritage home in colour that is 

in keeping with stylistic period 
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3 Financial Tools 
 
3.1 Municipal Financial Tools 
 
3.1.2 Heritage Property Tax Exemptions  
 
1. Objective 
 To provide full or partial support for up to 10 years to offset heritage rehabilitation costs 

that meet conservation standards, including the restoration/rehabilitation of heritage 
features and elements, and to encourage full building upgrades (e.g. seismic upgrading). 

 
2. Description 
 Allows municipal Council to give property owners a partial or total exemption of their 

property taxes for heritage purposes if a property is protected. 
 Exemptions may be given for 1-10 years. 
 Council must include the objectives and policies of a heritage property tax exemption in 

their municipal 5-year financial plan.  
 
3. Enabling legislation 
 Community Charter – Section 225 

 
4. Local government Legislation and Policy (if applicable) 
 A local government may establish such a tax exemption. 

 
5. Method 
 There are various approaches that may be undertaken.  
 Giving such an exemption first requires Council approval of a policy and program, 

including the level of exemption and the period of time for which it is being given.  
 Second, for individual exemptions a specific bylaw must be prepared and adopted by 2/3 

of Council members.  
 

6. Pros 
 Such exemptions are effective for property owners who retain property for the long term. 

 
7. Cons 
 This tool is not as effective for strata properties, as it is difficult for a developer to capture 

the benefit of a future tax exemption when a strata unit is sold. 
 The amount of the tax incentive is constrained by the actual taxes paid – in some cases 

the taxes payable may be low.  
 For an owner, the payback is over a long period (up to 10 years). 
 Other taxpayers pay for these exemptions. 

 
8. Issues and Policy Questions 
 Council must decide if it is in the public interest to provide such tax exemptions. 

2558993 



 - 49 - 

3 Financial Tools 
 
3.1 Municipal Financial Tools 
 
3.1.3 Revitalization Property Tax Exemptions  
 
1. Objective 
 To meet social, economic, environmental or other community needs.  For example, these 

exemptions could be used for revitalization purposes, such as the retention of industrial or 
other uses deemed important to the heritage character of an area. 

 
2. Description 
 Allows the exemption of municipal property value tax in a designated revitalization area 

(e.g., an HCA) or in designated circumstances. 
 Can also be applied to a type of property or a particular activity.  
 Can only grant an exemption for a maximum 10-year term (non-renewable). 
 Exemptions may apply to the value of land or to improvements, or both. 
 Council can specify the amount and extent of tax exemptions available. 
 Council must include the objectives and policies of a revitalization tax exemption in the 

municipal 5-year financial plan. 
 
3. Enabling legislation 
 Community Charter – Section 226 

 
4. Local government Legislation and Policy (if applicable) 
 A local government may establish such a tax exemption. 

 
5. Method 
 Council must first establish a revitalization bylaw and program with defined reasons and 

objectives;  
 Council may then enter into agreements with property owners, which can include 

requirements and other conditions; and 
 Council may then issue a revitalization tax exemption certificate.  

 
6. Pros 
 Can provide a direct incentive to a specific heritage area, use, or building type. 

 
7. Cons 
 May raise questions of equity with other uses and other areas of a local government. 
 Other taxpayers would be paying for the exemption. 

 
8. Issues and Policy Questions 

 Could be used to encourage certain uses (e.g., industrial or marine support uses) to 
remain, or to locate in a particular area, or to retain mixed uses in an area. 
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3 Financial Tools 
 
3.1 Municipal Financial Tools 
 
3.1.4 Bonus Density  
 
1. Objective 
 To provide an incentive to offset heritage conservation costs. 

 
2. Description 
 Additional density is granted to address the cost of undertaking heritage conservation 

work. 
 Density can then be used on-site, or possibly transferred off-site. 

  
3. Enabling legislation 
 Local Government Act – Division 2 (OCP provisions) and section 903 (Zoning 

provisions) 
 
4. Local government Legislation and Policy 
 A local government may use density bonusing (e.g., for affordable housing). 

 
5. Method 
 Amend the OCP, the relevant Area Plan, and the Zoning and Development Bylaw to 

establish a density bonus system.  
 Need Council approval of the policy and program, including how bonus density and 

transfer are to be determined.  
 Various approaches can be used to determine the density bonus amount.  
 This tool is subject to statutory notice and hearing processes.  
 Detailed calculations may be obtained through a proforma analysis.  
 Calculation Options:  

− Option 1:  Determine amount of incentive required to make a project economically 
viable (or could use premium costs associated with heritage conservation). 

− Option 2:  Provide a “set amount” of incentive (e.g., 1 FAR). 
− Option 3:  Exempt floor space of an existing heritage resource up to a set amount (e.g. 

up to 0.2 FAR).  In such a case, the floor space from an existing building might not be 
included in the calculation of the floor space permitted on a site and therefore would 
be similar to a bonus. 

− Option 4:  Use accepted cost indices to determine incentive amount. 
 
6. Pros 
 No direct cost to city. 
 Option 1 provides incentives based on the actual costs of work. 
 Option 2 is simple to administer. 
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7. Cons 
 Option 1 involves detailed negotiations and therefore can be complex and time 

consuming to administer. 
 Option 2 may provide too much or too little incentive and may involve the establishment 

of a transfer of density system. 
 
8. Issues and Policy Questions 
 Must decide if bonus density should be used only on a heritage site, or if it may be 

transferred off the heritage site.  
 
9. Examples 
 Vancouver 
 New Westminster 
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3 Financial Tools 
 
3.1 Municipal Financial Tools 
 
3.1.5 Residual Density 
 
1. Objective 
 To achieve heritage conservation.  For example, to encourage shorter buildings to retain 

their existing lower height and scale. 
 
2. Description 
 Provide residual density for possible off-site transfer as an incentive to maintain the 

existing built heritage form.  
 
3. Enabling legislation 
 Local Government Act – Division 2 (OCP provisions) and section 903 (zoning 

provisions)  
 
4. Local government Legislation and Policy (if applicable)  
 A local government may allow residual density on-site, which may be left on-site 

(possibly with compensation), or transferred off-site. 
 
5. Method 
 Amend the OCP and zoning bylaws to establish a density bonus system;  
 Council adopts a density bonus policy and program;  
 The program may allow for residual density (i.e., the difference between existing built 

density and that permitted), which may be transferred off site; and 
 The Area Plan or existing zoned density may be allowed to be either:  

− Not built onsite and compensated for, or  
− Transferred off the site 

 
6. Pros 
 This tool provides an additional incentive to encourage heritage conservation. 
 It provides an opportunity for the owner to capture any loss of development potential. 
 It is simple to determine the amount of FAR. 
 Depending on the arrangement there may be no cost to the local government. 

 
7. Cons 
 May create additional density to be compensated for, or transferred, which could impact 

value.  
 May require establishment of a transfer of density system. 
 In some cases, retaining the existing low density onsite or within an area can discourage 

vitality.  
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8. Issues and Policy Questions 
 Onsite parking requirements may result in more residual (unbuilt) density being 

available. 
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3 Financial Tools 
 
3.1 Municipal Financial Tools 
 
3.1.6 Transfer of Density (including density bank) 
 
1. Objective 
 To develop a mechanism for the transfer of residual (excess) density off-site. 

 
2. Description 
 Allows for residual (excess) or bonus density on heritage sites to be transferred, when not 

otherwise compensated for, to receiver sites in the local government. 
 Bonus and/or residual density can be “banked” onsite through a covenant on the donor 

site, then sold and transferred to other receiver sites, subject to approval by the local 
government. 

 The local government is responsible for granting density at a donor site and for approving 
its transfer to a receiver site. 

 The selling price of density is established by the marketplace. 
 
 Two Options To Manage Density Transfer 

− Option 1 – Simultaneous Density Transfer - This happens when there are two 
developers rezoning simultaneously: 
− For the heritage site: one party agrees to transfer density off-site to protect 

heritage, and 
− For different (non-heritage site): one party agrees to pay the heritage site 

developers in order to receive the extra density.  
− The local government would manage this process. 

− Option 2 – A Density Transfer Bank - This option would allow density to be 
transferred in a phased manner.  A local government could set up a municipal 
“density bank”, where one site could place excess density and, later, a receiver site 
could use the deposited density.  The local government would manage the process 
and it may involve a local government paying the first developer for the density 
deposit in the bank and then recouping the cost from a later second developer. 

 
3. Enabling legislation  
 Local Government Act – Division 2 (OCP provisions) and section 903 (zoning 

provisions)  
 
4. Local government Legislation and Policy (if applicable) 
 Not currently used 

 
5. Method 
 Amend the OCP, the applicable Area Plan, and the Zoning and Development Bylaw to 

establish a density bonus and transfer system;  
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 Approval is subject to notice and the public hearing process; and 
 Council approves the policy and program including the identification of receiver sites or 

areas (e.g. may be approved in the Area Plan).  
− Options: 
− amend the Area Plan and Zoning Bylaw to create a transfer of density system (e.g. 

New Westminster) 
− seek an amendment to the Community Charter to enable a transfer of density system 

(e.g., Vancouver Charter provisions) 
− note: both options are subject to statutory notice and hearing processes. 

 
6. Pros 
 The market is responsible for setting prices and completing transactions. 
 The local government acts as a coordinator and administrator (e.g. by managing 

simultaneous rezonings). 
 No cost to the local government. 

 
7. Cons 
 Supply and demand – If the supply of transferred density increases and the demand or the 

prices decrease, the local government may need to provide greater amounts of density, 
which in turn will put downward pressure on value 

 
8. Issues and Policy Questions 
 Determine if there is a market for density transfer. 
 Requires legal advice on whether density transfer programs are authorized. 
 Determine to where density can be transferred. 

 
9. Examples   
 Vancouver 
 New Westminster 
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3 Financial Tools 
 
3.1 Municipal Financial Tools 
 
3.1.7 Heritage Legacy Fund of BC  
 
1. Objective 
 To provide guidance and financial support to heritage projects throughout the province. 

 
2. Description 
 This is a joint initiative of The Land Conservancy and Heritage BC, whose purpose is to 

provide guidance and financial support to heritage projects in BC. 
 The role of the Heritage Legacy Fund of BC is similar to that of the former BC Heritage 

Trust. 
 Funding is available to non-profit agencies, registered charities and local governments. 

 
3. Enabling legislation 
 Provincial program 

 
4. Local government Legislation and Policy (if applicable) 
 Not applicable 

 
5. Method 
 Make an application to the program.  
 There are two programs:  

− Heritage conservation – preservation, rehabilitation, and restoration of heritage 
resources up to $25,000 for each building;  

− Heritage awareness – for research, documentation, presentation, and publication of 
information about specific heritage resources up to $10,000 for each building.   

 
6. Pros 
 Potential funding partner for heritage conservation projects. 

 
7. Cons 
 There are limited resources available as the fund supports conservation projects 

throughout the province. 
 
8. Issues and Policy Questions 
 The amount of support is uncertain. 
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3 Financial Tools 
 
3.2 Provincial Financial Tools 
 
3.2.1 Provincial/Community Heritage Register Program 
 Also see section 2.2 - Heritage Register  

 
1. Objective 
 To ensure that the City’s Heritage Register meets provincial and federal standards. 

  
2. Description 
 This is a funding program to support the preservation of community heritage registers to 

ensure they are consistent with provincial and federal heritage register standards. 
 May include: 

− Converting a heritage inventory to a heritage register; 
− Updating an existing heritage register; 
− Adding to a heritage register; 
− Creating a new heritage register. 

 Funding is up to 100% of eligible costs to a maximum of $20,000, and can include 
consultant/professional fees and related expenses, but not in-kind contributions. 

 Only available to local governments. 
 
3. Enabling legislation (if applicable)  
 Not applicable 

 
4. Local government Legislation and Policy (if applicable) 
 Not applicable  

 
5. Method 
 A local government submits a letter of application with supporting documentation and the 

amount requested.  
 A partial payment can be requested at the mid-point by submitting an interim report and a 

financial statement.  
 At project completion, a final report must be submitted and it must include: a copy of the 

document/register, a resolution from the local government to adopt the register, and a 
certified financial statement.  

 
6. Pros 
 Financial support is available to assist with work on the Heritage Register.  

 
7. Cons 
 None 
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8. Issues and Policy Questions 
 None 
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3 Financial Tools 
 
3.2 Provincial Financial Tools 
 
3.2.2 Conservation and Feasibility Planning Program 
 
1. Objective 
 A provincial program to support the preparation of conservation or feasibility plans for 

historic places recognized by local government. 
 
2. Description 
 Up to 80% of total eligible costs, to a maximum of $10,000 can be used for: 

− Researching the historic importance of heritage resources; 
− Preparing for emergency stabilization; 
− Assessing the feasibility of conservation, restoration or rehabilitation;  
− Preparing a program of maintenance; 
− Producing “as found” scale drawings and photographs; 
− Reviewing code compliance and necessary upgrading; 
− Preparing estimates for project costs; and 
− Preparing a site management plan. 

 
3. Enabling legislation (if applicable)  
 Not applicable 

 
4. Local government Legislation and Policy (if applicable)  
 Not applicable 

 
5. Method 
 Submission to the Ministry of a letter of application with detailed information on the 

project description and a budget supporting the request.  
 

6. Pros 
 This tool provides a source of funding to undertake planning and feasibility work on 

individual resources.  
 
7. Cons 
 Limited provincial funding.  
 Can expect that only a few municipal applications would be approved for each local 

government each year. 
 
8. Issues and Policy Questions 
 None  
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4 Partnership Tools 
 
4.1 Streamline Heritage Applications  
 
1. Objective 
 Review existing Local government regulations and administrative procedures for 

rezoning, development and building permits, subdivision, etc., to determine if efficiencies 
can be found. 

 
2. Description 
 A tool to develop priority processing for heritage conservation projects.  
 Involves the preparation of shelf-ready and model bylaws, agreements and covenants. 

 
3. Enabling legislation  
 Local Government Act - various sections 

 
4. Local government Legislation and Policy (if applicable) 
 Varies 
 For example: by way of a Development Permit, Development Variance Permit or a 

Temporary Commercial and Industrial Use Permit procedure bylaw. 
 
5. Method 
 Varies depending on the permission/permit being sought.  
 See the procedures bylaw mentioned above.  

 
6. Pros 
 Developing procedures for heritage conservation projects will allow applications 

involving heritage resources to be processed in a timely manner.  
 
7. Cons 
 It may be difficult to achieve significant efficiencies, as heritage projects often involve 

additional complexity due to negotiations and ensuring that they meet appropriate 
standards and guidelines, particularly if they are receiving incentives and assistance. 

 May require additional staffing and/or resources.  
 
8. Issues and Policy Questions 
 May require additional heritage staff resources and expertise to facilitate the processing 

of applications involving heritage properties. 
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4. Partnership Tools 
 
4.2 Support Services   
 
1. Objective 
 To provide assistance to property owners and tenants undertaking heritage conservation 

projects.  
 
2. Description 
 Several forms of assistance may be offered, including: 

− planning, design and technical advice, and  
− feasibility studies, planning work, facilitation, etc., to conserve heritage resources. 

 
3. Enabling legislation (if applicable)  
 General 

 
4. Local government Legislation and Policy (if applicable) 
 These services may be established by a local government.  

 
5. Method 
 Staff provides assistance.  
 Approval of funding is required to provide consultant services to determine project 

feasibility and the budget to project completion.  
 

6. Pros 
 Assist owners and tenants with the costs of feasibility and project-planning work.  
 Can provide direct grants/assistance to heritage property owners and organizations. 

 
7. Cons 
 A source of funds/budget is required to support consultant or staff resources.  

 
8. Issues and Policy Questions 
 Must identify the source of funds. 

 
9. Examples   
 Victoria – design assistance grants 
 Revelstoke – Sign & façade design program support given for heritage consultant to 

assist with selection of colour schemes and/or façade improvements 
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4. Partnership Tools 
 
4.3 Establish Fundraising Organizations 
 
1. Objective 
 To raise and distribute funds for heritage conservation initiatives through a non-profit 

organization. 
 
2. Description 
 Establishing such an organization could include:  

− Approaching senior levels of government;  
− Establishing a heritage foundation that would support heritage conservation, 

awareness and education initiatives.  
  
3. Enabling legislation (if applicable)  
 Not applicable  

 
4. Local government Legislation or Policy (if applicable) 
 To be determined  

 
5. Method 
 Seek out support from programs where long-term, one-time, or project-specific assistance 

is available.  
 

6. Pros 
 Provides financial assistance for heritage projects. 
 May provide income tax receipts for donations and can receive donations of property if a 

Foundation is registered as a charity with Revenue Canada. 
 
7. Cons 
 Limited sources of funding are available.  
 For creating a foundation: 

− Getting approval from Revenue Canada will require time. 
− Raising money to establish an endowment could be difficult. 
− Need a source of funds to cover operating costs. 
− For donations of property received, there will be ongoing maintenance and operating 

costs. 
 
8. Issues and Policy Questions 
 None. 
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APPENDICES 
 
1. OCP Amendment Bylaw 
2. Building Regulation Bylaw Amendment Bylaw 
3. Heritage Designation Bylaw 
4. Heritage Revitalization Agreement Bylaw 
5. Heritage Conservation Covenant (Building and Land) 
6. Heritage Conservation Covenant (Landscaping) 
7. Heritage Procedures Bylaw 
8. Temporary Protection Order 
9. Heritage Control Period Bylaw  
10. Heritage Area Permissive Tax Exemptions Bylaw 
11. Revitalization Tax Exemption Bylaw 
12. Heritage Inspection Resolution 
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