— PUBLIC INFORMATION MEETING

77, rue Main - North Hatley

Municipality of North Hatley - April 16, 2019

Good evening,

Welcome to the public information meeting called by municipal Council on a project
submitted for approval by the Municipality - the partial demolition and transformation
project at 77, rue Main. First, | will take the time to present all of the pertinent aspects of
the project. Next, we will take questions but only as they relate to the understanding of the
details of the project. Please note that a public consultation meeting is scheduled to take
place May 1st to ear your opinions and comments on the project. The presentation will
take place in French and English almost simultaneously - Mr. Décary will speak in English for
each slide presented. In order to maintain the continuity of the presentation, we would ask
that you save your questions for the end of the presentation.



Presentation Plan

1. Status of the situation
2. Project submitted for approval by municipal Council
3. Regulation context

4. Next steps

Municipality of North Hatley — April 16, 2019

The information meeting will allow municipal Council to provide the details of the project
submitted for their approval by virtue of the By-law on architectural implementation and
integration and the By-law to establish a heritage site.



STATUS OF THE SITUATION

77, RUE MAIN




The building is located at the intersection of three (3) streets - rue Main, at the front,

chemin Sherbrooke (dedicated to tourism — route des Cantons) and a street for local traffic,
rue School, at the back.

Average ground slope between 5 and 10 m and land area of 2,656 sq. metres.



HISTORY OF THE
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DOMINANT HERITAGE
CHARACTERISTICS
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Nneth Biatlas




PREVIOUS WORK

77, RUE MAIN
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PROPOSED EXTENSION TO THE CONNAUGHT HOME,NORTH HATLEY, QUEBEC.
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Dimensions of 16
/| materials;
Double-pitched roof;
halt s
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Construction of a patio

Approximately1,200 sq. ft;

Side yard areq;

Concrete with white PVC guard-rail;
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Fig. 83 ground level

which include a transom with lead tracery

Fig. 84: Wooden guillotine windows with aluminum
jows at the upper levels which are

.o

exterior on the north-east fagade.

Fig. 85 Most rece iows with PVC-clad
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DATE UNKNOWN

Municipality of North Hatley - April 16

Fig. 40: Certain areas of masonry were repointed
at an unknown date. The mortar used has & high
Portland cement content which is not compatible
vith the old masonry of the building.

Original _architectural elements

O 20cm aluminium in dormers and subjacent walls was
replaced with white vinyl.

O The modillion comices were removed.

O Portland cement mortar was used to repair the masonry, but
is not compatible with the original masonry of the building.

O Concrete slab floor was installed in the basement.
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STATUS OF THE

PREMISES

Fannie Pelletier-Beaudry - 12 décembre 2018

15



Major standard
upgrades

Municipality of North Hatley - April 16, 2019
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This 2012 estimate took into account the standards for compliance of residences for the

elderly for 2014.

In 2018, new, even more stringent standards for the giggler system add such complexity to

a possible renovation. That's why this project has not gone further than the plans, but it's

not for lack of trying.

Several observations were then made which must be considered in the analysis of the

request.
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Interior renovation
plans and expansion
~—in204 —  — — 7 7 707070

ts only: insufficient to meet
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2014

jIx-

Excerpt - Technical evaluationreport of the building

Methodology: Visualinspection and analysis of the official plans

34.2 Structure description — 1900 Section

The structure consists of load-bearing walls of unreinforced masonry on the
entire outer perimeter of the area. These walls are supported by stone
The stqte of the foundation walls. The floors are made of wood joists with a wood decking.
There is a basement in this sector. Significant sagging has occurred over the
years. The signs of sagging are visible from the workshop. The concrete slab is

.
fo U n datlo ns cracked and bulging quite a bit and the foundation walls seem to have sunk

several inches.

In addition, during the visit, we noted that the floors are not level. Sagging seen
in the basement is most likely the main cause. However, localized sagging
suggests that the floor's structural elements might be problematic. During our
discussions wiin Mir. Guiibauii, he ioid us ihai ihis area was originaiiy a privaie
home that was converted to an inn and finally into a retirement home. In
addition, major changes were done to the central staircase in 1995 for fire
protection reasons. It is likely that during all these changes, structural elements

CIMA

Municipdality of North Hatley - April 16,2019

The concrete slab seems to be obsolete. Visually, it is cracked and wavy. According to the
information received, there was no foundation under this slab and it was built on loamy
soil. As the water infiltrates through the stone walls and no drainage system has been

installed in the basement, the walls and columns that support the structure have collapsed.

According to the experts, engineers and architects, following their visual inspection, the
foundation should be better evaluated if the project was to renovate the building over it in
order to ensure their viability over time. But since it is not the project that is submitted to
the municipality, this study was not required.
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: Emplied mortar joints at foundation walls in Fig. 6: Fissured and emptied mortar joints at the
expanding massive masonry. west corner of the foundation walls

The current foundation shows visible signs of

The state of the UG WNou! MOjar fSpal and forner
L]
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The state of the

foundations

Excerpt of a proposal dated 2014

ity of North Hatley

\f

ol 16,2019

The frontsection of the building, and the
oldest, is more complicated in terms of
complying with current norms. For
example, the level of insulation in the
existing building is low, the condition of
the existing structure is unknown and will
be more difficult to modify if required,
exterior work to the building will be major
and costly, and the condition of the
foundations and drainage system is still
unknown. The cost to do the work on the
5,400 sq. ft. section plus the basement
totals + or—$750,000, not takinginto
consideration unknown situations that
have often appeared in buildings of this
age. One can easily plan on 20 to 25% of
unforeseen work on the section.

It must also be takeninto consideration
that the possibility of a future extension or
expansion added to the aged section will
be very difficult to carry out.

The current land has the potential for
greater possibilities foruse compared to
the presentssituation. It couldserve fora
bigger construction project and add
more units to the current project.

A contractor commissioned in 2014 states, in his service offer, that the completion of
renovations lead to complications in making the building compliant. What comes to
establish a doubt about the feasibility of bringing the building up to standard.
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The state of the
building

2014
Excerpt - Technicalaudit of the building

Attest that the building constructed in1900
must undergo major renovationsto remain

Municipality of North Hatley - April 16, 2019
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The state of the

building

e

O Criginal plumbing to be redone;
O Sprinkler system to be brought up to code;

O Heating system: two oil furnaces, one electric
furnace. Plan for upgraded performance and
radiators, all at the end of their lifespan;

O Ventilation system;
O Drainage system;

O Electrical system.

ATNT A A A

CINA
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e building

Main exterior staircases to be replaced;

Main access is unsafe and must not be
used;

Columnshave cracks.
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The roofing

sUlation contain
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Fig. 36: Masonry buiges detected above windows
and the principal door of the porch entrance. Circle
refer to fig. 37 and 38.
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State of the

Municipality of North Hatley - April 16, 2019

o
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PROJECT SUBMITTED FOR
APPROVAL BY

MUNICIPAL COUNCIL

77, RUE MAIN

Municipality of North Hatley - April 16, 2019

26



TIMELINE AND REVIEW OF PROJECT @
SUBMISSION

ons to the Municip

nstruction);

In his letter to the municipality, le ministere suggested to review the decision process that
led to the authorization of the demolition.

What needs to be understood is that by the heritage site bylaw, the municipal council has
established the general rule that provides not to demolish a heritage building. So, to go
against the general rule, you have to be able to justify it.
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Plans for the transformation of the building include 26 units, for autonomous retirees,
covering an area of 1,185 sq. metres.

The back section of the existing building has been kept in the new plan as it has a steel
structure whereas the front section has a wood structure.

The partial demolition is requested because the front section, of 509 sq. metres, cannot be
saved in the submitted project, and to remove the exterior siding of the back building.

The plans submitted for the partial demolition of the building are included in the total
building transformation project, to return it to a residence for seniors, and including all
related infrastructure relative to land use.

The partial demolition project includes trying to preserve elements that can be restored
and reintegrated with the facade of the building while ensuring the sustainability of the
new building.

The proposed new building would replicate many of the architectural characteristics of the
current building.
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LEFT SIDE ELEVATION PROPOSED

Municipality of North Hatley - April 16, 2019

The project, as submitted, meets the needs of the population in terms of housing.
Previously, rooms were available to senior citizens. In 2017, expressed needs changed for
appartments, private spaces, to meet more modern-day needs, requiring to expand the size
of the building. The need for adapted housing to meet the needs of the aging population
became necessary, as planned for with the Zoning By-law. More than 34% of the North
Hatley population is 65 years old and over.
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RIGHT SIDE ELEVATION PROPOSED
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The size of the project presented respects the size of the original building, and should not
obstruct the view of buildings onto the lake and river. The current site provides a view of

the wooded valleys, but the land surface is not such that it allows for a view towards the
lake, except from inside the upper floors.

30



Municipality of North Hatley - April 16, 2019

The current project will allow for the recovery of many of the architectural characteristics
of the building.
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REAR SECTION ELEVATION PROPOSED

Municipality of North Hatley - April 16, 2019

The rear facade suggests a much more elaborate architectural treatment
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Municipality of North Hatley - April 16, 2019

Although the proposed site is not representative of the typical setting of a bourgeois home,
in the submitted plans, the initial purpose for which it was built in 1901, by Dr. J Edgar, was
as a single-family dwelling, but the history of the site indicates that it soon served as a
hospital. The closer location to the street, as submitted in the current plan, is typical of the
businesses located in North Hatley. The contrast highlights the picturesque effect of the
heritage site. The Connaught Home has had a history with the population as an institution,
since it has functioned as a home for seniors for more than 50 years. In 1970, the Scowen
and Hart families, in their generosity, donated the building to the not-for-profit organization
Christian Brethren Charter in Quebec. The building itself, forever known as the Connaught
Home, became the name of the charitable organization when they incorporated at the
time. The organization, that already was providing housing services to seniors, less than
thirty in number at the time, gave itself the name of Connaught Home, spreading its
mission thoughout the building and heart of the community. In conclusion, the function of
the building has been preserved over time, to care for people, whether through Dr Edgar
and his home practice, or that of the MRC that provides services to seniors, with modern-
day practices.
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PROPOSED
PROJECT

Municipality of North Hatley -
April 16, 2019

On this aerial view, we can see that the setback is diminished, but still maintained
compared to neighboring buildings.
27 interior parking spaces and 7 exterior parking spaces are planned.
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REGULATION CONTEXT

77, RUE MAIN

Municipality of North Hatley - April 16, 2019
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Reviewing the evolution of the regulation context helps us better understand the context
under which the SPAIP by-law was formulated and the intention by municipal Council
during the 2000 decade to replace heritage site with the PIIA and to understand their
reasons for doing so.

On the other hand, the regulation on the heritage site has never been repealed and is
therefore still in force
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Municipality of North Hatley - April 16, 2019

Due to new safety requirements, 450 residences for seniors have had to close their doors in
recent years, 395 of which were in a rural location. The Quebec Seniors’ Housing Group has
asked whether it might be considered a privilege to grow older in one’s community? Ahead
of time, Municipal Council responded to the question in 2017 by adopting the Age Friendly
Municipality Policy. In the policy document, one of the goals is to oversee housing to allow
North Hatley seniors to remain in their village for as long as possible, in a safe and secure
home environment. Actions are planned.
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ZONING
CHANGES

On October 2, 2017, the
Municipality amended the zoning
by-law in order to increase the
residential density of zone C-7.

As such, the Municipality, in
amending the zoning by-law,
confirmedits plansto includea
multifamily building of 20 to 30 units.

Municipality of North Hatley - April 16, 2019

Municipal Council adopted, on October 2, 2017, By-law 2017-603 authorizing the
modification of the residential density of zone C-7 to accommodate multifamily detached
housing including 20 to 30 units under certain conditions. As such the project submitted

complies with the zoning by-law.
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EXAMPLE OF SIMILAR
HOUSING DENSITY IN
THE REGION

Résidence Le Boisé du Lac (Sherbrooke) —
35 rooms

Municipality of North Hatley - April 16, 2019
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EXAMPLE OF
SIMILAR HOUSING
DENSITY IN THE

7 I\

Manoir Stanstead (Stanstead) —72
units
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EXAMPLE OF SIMILAR
HOUSING DENSITY IN
THE REGION

Résidence Sawerville (Cookshire-Eaton) —
25 units

Municipality of North Hatley - April 16, 2019
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Municipality of North Hatley - April 16, 2019

A project must be well integrated in its area.

EXAMPLE OF
SIMILAR HOUSING

REGION
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PERMITS AND CERTIFICATES

Repair

The act of returning an existing work
or structure to its original state, on the
condition that no more than 50% of
the work or structure undergoes
repair, and that there is no change in
its original dimensions.

Restoration

The act of returning an existing work
or structure to its original state.

Municipality of North Hatley - April 16, 2019

The project is presented under the two requirements of the by-law on permits and
certificates. As the Municipality must proceed according to set by-laws and must respond
to submitted requests, the project is treated in two stages, certificate of authorization and
construction permit.

Il faut aussi savoir qu’une Municipalité a des pouvoirs liés aux reglements. C’est-a-dire qu’a
partir du moment ou la demande est conforme aux reglements, la Municipalité DOIT
émettre le permis ou certificat demandé.

Le reglement de permis et certificats prévoit les documents a fournir pour obtenir une
autorisation.

43



DEMOLITION

{more than 50 % of the volume
of the building, excludmg
foundahons) ta

Municipality of North Hatley - April 16

The project is not subject to the decision-making process provided for in the demolition by-
law since it does not constitute 50% of the building's volume.
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BY-LAW ON
ARCHITECTURAL
IMPLEMENTATION AND

Municipality of North Hatley - April 16, 2019

Above, the map of the SPAIP application with the zones that provides for the intensity of
integration in the area of SPAIP.
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Integration with surrounding
buildingsin order to preserve the
authentic characteristics of the
areq.

Establish visual homogeneity with
the built frameworkrelative to the

G E N E RA I- 0 BJ ECT'V Es Peiké?tﬁwr;ﬂi;w%n;ir;i;g Tgiogro phy.

Ensure integration with adjacent

buildingswithout hindering the
PIIA objectivesreflect the intention of the architectural style of the building.
Municipality.

Municipality of North Hatley - April 16, 2019

Integration means the incorporation of new elements into a system.

The first objective relates to the architectural design of the village core, which provides an
array of architectural styles. In the area, the prevalent styles are Georgian, American
Vernacular and Victorian Architecture. Integration must occur within this context.

The main PIIA by-law objective is the continuity of the built framework to avoid contrasts.
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SARP -SERVICE D'AIDE-CONSEIL EN
RENOVATION PATRIMONIALE
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SARP :

Architectural plans

enovation fact sheets

Municipality of North Hatley - April 16,

In December 2016, the firm of SARP was mandated by the Municipality to conduct a PIIA
related study and for the building reconstruction project.
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CCUP RECOMMENDATION

This is the recommendation, submitted on March 25th. The recommendation of the CCUP
is submitted to the municipal council which makes the decision. As a result, the CCUP plays
an advisory role to the municipal council, but is not decision-making.
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Municipality of North Hatley - April 16, 2019

The building at 77, rue Main, is within the heritage site and its protection, a municipal
prerogative, applies to the properties and the immediate land they are built on.

The Municipality received notice on October 15, 2018 of the work request, as required
under Article 139 of the Cultural Heritage Act.

Natural elements are the core of a heritage site, and by its topography, the village core
rounds the lake and river in a picturesque landscape with mature and dense vegetation
(valleys) and a roaming view of Lake Massawippi and the hills.

A hertitage site is defined by the quality and authenticity of the surrounding environment.

A heritage site is characterized by the harmony yet great divsersity of its elements.
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Architectural valuerests on the
exemplary quality of the plans,
size and contribution of the
building to the living
environment.

Historical valuerests on tourism

and holiday destination dating
VALU Es back to the end of the 19"

century.

Landscape valuerestson a

Architecture, history and landscape picturesque emblemof the
Village by the Lake and the
resulting scenic view.

Municipality of North Hatley - April 16, 2019

The values are the motivations that led to the adoption of a regulation on the
establishment of a heritage site.

What distinguishes the site in terms of elements is a tradition of quality and refinement, a
striving for elegance found in the choice of elements and attention to detail.
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CONSERVATION PLANNING

1. UNDERSTANDING
WHAT ls 2. PLANNING

CONSERVATION? 3. INTERVENING

Conservation (standards and guidelines)

Conservation activities can be seen as a sequence of actions -
from understanding the heritage place, to planning for its
conservation and intervening through projects or maintenance.
Conservationis an ongoing cyclical process.

tion of Historic Placesin Canad eral, Provincial and Territorial Collaboration . He

Understanding, thats what we are trying to do together toning.
The intervention is the submitted project.
The planning is defined inside the By-laws.

Municipality of North Hatley - April 16, 2019
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M. Larochelle has worked for more than 25 years with organizations for the defense of
architectural and urban heritage, notably as a member of management of the Conseil des
monuments et sites du Québe. A recognized theorician, he is a specialist in urban typo-
morphology and and advocate for integrated management.

What M. Larochelle indicates as principle : the objective of the protection of buildings by
way of citation consists in reconciling required changes through the evolution of change
with the needs to maintain the inherited characteristics that express the identity and
memories of locations.
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FISHBOWL

IMMOBILITY

Municipality of North Hatley - April 16, 2019

This image is a synonym for immobility, which is not the definition of conservation
according to the main principles of the heritage protection.
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Municipality of North Hatley - April 16, 2019

We can note a variety of architectural styles in North Hatley, but the main style is American
Vernacular.



Victorian

Architecture
Buildings

Minor typology spread out
on the territory

Municipality of North Hatley - April 16

Victorian style buildings, wich include the Connaught Home are part of a built ensemble of
eight (8) buildings with three (3) Queen-Anne sub-types, the Stick Style and with Neo-Grec
accents such as at the Connaught Home.
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Municipality of North Hatley

ArchitecturalsStyles
American
Vernacular
Architecture

Municipality of North Hatley -
April 16, 2019

Found mostly along the lake.
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Municipality of North Hatley - April 16, 2019

Architectural design — Victorian style on the left, American Vernacular on the right.
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MRC
MEMPRHEMAGOG

HERITAGE INVENTORY

In itsrecommendations, the MRC, in addition to
characterizing and redefining site outlines, calls for
the adoption of PlIA regulations as a framework for

—interveninginbuildingsefheritageinteresterthe ———M M M M M M MM M

promotion of existing regulations.

Municipality of North Hatley - April 16, 2019

In addition, it can be noted that the heritage territory has been redesigned, and includes all
of the bourgeois residences along the lake. The current site map is partial.
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THAT only a unequivocal demonstration, made by @
CCUP - RECOMMENDATION an expert on the subject, that the structure of the
\\}\\\\\-\X\\\\?\‘\\\\\:\‘\\\\\_\\\N\\ building is beyond repair, would allowed the CCUP

DY THE LOCA] ERITAG T T ot - . e .
»&\\‘?\&\& to review its position with the municipal council.

\

That the transformation is not carried out
according to the submitted plans.

WHEREAS the project eliminates the historical value
of the building, by replicating the non-original
characteristics, resulting in a loss of identity due to
the loss of authenticity.

WHEREAS the project uses the elementsof the
building out of context, in an anachronic way,
giving it a very low architectural value.

WHEREAS the proposed implementation

significantly modifies the traditionally cleared front
yard landscape overlooking Main Street, thereby
betraying the landscape value of the heritage site.

Municipality of North Hatley - April 16, 2019
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ADAPTED HERITAGE
PRACTICES

Within the context of practices that alter
the dominant characteristics of a building,
restoration of the structure does not appear
to be an optimal practice. The optimal
practice is where heritage charateristics
have been maintained over time, but must
be restored.

For this reason, in terms of heritage
practices, we must consider a project from
the angle of insertion.

Municipality of North Hatley - April 16, 2019

Restoration is an optimal practice when heritage characteristics have been maintained over
the years, but must be restored.

The renovation of a heritage building as such leads to changes with the use of modern-day
materials that will diminish the historic value of the building.

The outdated state of the building makes it unusable as it puts the safety of people at risk.
The only exception is major repair work to the building.

This is why the demand is analyzed from an insertion perspective, one of the type of
heritage intervention.



jIx-

A new paradigm for heritage sites has emerged in recent years that promotes a
more plurdlistic approach to heritage and related human values.

The new heritage concept also focuses on the inclusion of various stakeholders in the
process of identifying what is heritage and formulating conservation strategies: Who
values heritage and why? How does it lend itself to the quality of a living
environment? Questions such as these raise the possibility of heritage sites
established for reasons other than for their esthetic or historic value, for their practical
use and for the importance they are given by a particular group.

Conservation of heritage sites would not be exclusively on a material level but also in
terms of their relationship with a given population.

(Pierre Larochelle. La revue continuité: patriimoine et urbanisme. La peur du faux. 13
Jjanvier 2007.)

Municipality of North Hatley - April 16, 2019

HERITAGE IN 2019

This is exactly why the municipal council wish to hear you on May 15t
A shared vision by many theoreticians, including the authors of Vivre en ville, very dynamic
organization in Montréal notably.
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HERITAGE CONSERVATION AND
SUSTAINABLE DEVELOPMENT

The new paradigm establishes close links between heritage conservation and sustainable
development.

Already in 2006, the Quebec government, in its Sustainable Development Act, was declaring
heritage as a link to sustainable development. More recently, in 2015, the UN set official goals
towards sustainable development. Natural and cultural heritage conservation consistsin one
of the targets of reaching Goal 11, sustainable citiesand communities.

Municipality of North Hatley - April 16, 2019
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INSERTION

Examplesof achieved insertion

Winner - Prix d’architecture de la ville de
Sherbrooke - 2009

Municipality of North Hatley - April 16, 2019

Insertion should not be seen as the construction of a new building, but as prolonging

Batiment situé au 936, rue Stanley
Arrondissement de Jacques-Cartier
Eric Lavoie et Dieu-Hanh Pho
Conception : Dieu-Hanh Pho
Réalisation : Construction Hatley inc.

Cette vieille maison construite en 1924, dont le revéte-
ment, les fenétres et la toiture devaient étre changés, man-
quait aussid’isolation. L'isolation s'est faite par I'extérieur|
et les fenétres ont été remplacées pour une meilleure per-
formance énergétique. On a utilisé du bois comme revéte-
ment extérieur et une galerie a été ajoutée a l'arriére. Le|
revétement de la toiture a aussi été changé, les corniches
refaites et les ornements redessinés. De plus, un vesti-
bule fermé pour redéfinir l'entrée a été ajouté. Pendant la
démolition pour I'ajout du vestibule, les propriétaires ont
découvert la trace de 'ancien vestibule sur le parement
qui se trouvait en-dessous du parement en aluminium
a enlever. Afin de garder l'esprit et la volumétrie de|
I'époque, la forme du vestibule a donc été modifiée par les
propriétaires soucieux de contribuer, par ce projet, a la
mise en valeur du patrimoine architectural.

history, a wider vision of the restoration of the quality of the urban fabric.
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Municipality of North Hatley - April 16, 2019

The current train of thought says that a construction project should favour implementation
and insertion in terms of historic signature and continuity rather than in terms of a search

for originality and affirmation of a unique individuality, in addition to architectural quality
and relevant history.
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NEXT STEPS

77, RUE MAIN

Municipality of North Hatley - April 16, 2019
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REASONS FOR
THE PUBLIC
CONSULTATION

Municipality of North Hatley - April 16, 2019

Municipal Council strongly urges public participation and perception regarding the project.
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RELATED QUESTIONS

ARCHITECTURAL IMPLEMENTATION AND
INTEGRATIONBY-LAW

Municipality of North Hatley - April 16, 2019

Is the partial demolition
project acceptable in view
of the transformation
project submitted ¢

Is the submitted
transformation project
adequately integrated in
the context of the village
core and the heritage
site ¢
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The Municipality will now take questions relative to the understanding of the details of the
project.

Persons and organizations will have an opportunity to express their views and comments to
municipal Council at the Public Consultation Meeting scheduled to take place May 1, 2019,
at7 p.m.

There will possibility de submit your written memoirs or opinion until May 1%t. The
intervention during the next meeting will be limited to 10 minutes per person.

Les documents d’information sont disponibles pour consultation au bureau de la
Municipalité depuis le 5 avril.
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