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The primary reason behind the need for an existing building regulation is to preserve the 
health and vibrancy of Brandon’s downtown.  There are several reasons why buildings are 
difficult to rehabilitate, the primary reason is the difficulty to comply with existing building 
codes.  The cost of rehabilitating these old buildings also has some owners making the 
decision to move their operations from the downtown, which then leads to vacant 
buildings.  If these vacant buildings are not repurposed, neighbourhood decay can quickly 
take over.
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Before investigating requirements of the regulation, we sought out to identify the key 
objectives of the regulation.  Similar to our current objective-based building code, we 
wanted to clearly define what functions this regulation serve.  It was also determined, that 
because no single function serves a greater purpose than the other, it was important that 
each function is equally represented during the creation of the regulation.
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Our next step was to address the objectives within the National Building Code, and 
prioritize them within this specific regulation.  It was determined that not all objectives will 
be served through this regulation, and that those not addressed within this regulation will 
be dealt with on a case-by-case basis, due to the complex and highly unique nature of the 
buildings in the downtown.
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Once we had a purpose for the regulation, we wanted to then make sure that it wouldn’t 
be a cumbersome, complex and difficult regulation to interpret and use.  It should be 
flexible and offer solutions without being difficult and confusing to understand.
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Once we identified the goals, functions and objectives of the regulation, we sought out the 
material we deemed best to serve us in creating the articles and requirements within the 
regulation.  These would serve only as a guideline when generating the requirements.
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The very first question once we embarked on the actual statements within the regulation, 
was “what buildings will this regulation govern?”.  We then applied the original principles 
we just identified and determined that typical Part 9, or commonly known as low-rise non-
complex buildings, would be a good start.  Going beyond that scope would result in a very 
complex and possibly confusing regulation.  This would also allow us to create a “one size 
fits all” regulation.
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So, once we started into the building we decided to work from the ground up.  We then 
sought to identify basements as a safe place where fires are not likely to occur, and where 
people generally do not occupy or visit.  Thus, making basements a generally safe space 
similar to attics and crawl spaces.  This means that basements will have to follow specific 
limitations, such as no heating equipment and no storage.
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One of the objectives of the code is life safety.  And we felt it was important to address this 
by ensuring that the people that regularly occupy the space are protected in the event of a 
fire.
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In identifying requirements for this regulation, we endeavored to include those that 
provided the greatest amount of protection to the occupants at the lowest cost.  And we 
feel that requiring exit signage throughout the building is an inexpensive and effective way 
to increase the level of safety in these buildings.
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One of the chief goals of the regulation is to maintain a system in place that addresses fast 
notification of fire events.  This will be addressed by requiring either fire alarm systems, or 
early warning & detection systems, such as interconnected smoke alarms and heat 
detectors.
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Due to the complex and unique nature of many of the existing buildings, additional 
requirements may be required to address building and/or occupant safety.  The condition 
of the existing building should always be assessed prior to considering any major 
renovations, and special requirements will be applied on a case-by-case basis.
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Heritage Buildings and Code Compliance
Adaptive Reuse

February 25, 2021 12:00 to 1:00 pm CST

Brant Hryhorczuk, Heritage Conservation Branch

Presenter
Presentation Notes
Today’s presentation will take a brief look at some of the challenges heritage buildings experience when required to comply with today’s building codes. The overarching theme of our webinar series is adaptive re-use so I will start by showing a few examples of successful heritage adaptive re-use in Saskatchewan.




Assiniboia Court House
1930

Presenter
Presentation Notes
The courthouse is a provincially designated heritage property. It is situated in a prominent location at the top of the town’s main street. The courthouse was decommissioned by provincial government and put up for sale in 2004. This is the view one sees today to the left / front.
 



Assiniboia Court House
1930

Presenter
Presentation Notes
This is the front view as it exists today.
 



Assiniboia Court House
1930

Presenter
Presentation Notes
and this is the view front / right side.
 



Presenter
Presentation Notes
Having a look at the photos, its not immediately evident that this historic court house was turned into condo units. 
The project was undertaken by the Nicor Group of Regina. Ross Keith of Nicor presented a webinar on Tuesday. His subject was adaptive reuse from a developers perspective.



Presenter
Presentation Notes
These are two condo units on second floor where the courthouse once resided. The plan incorporates the existing windows into the design of the units in order to preserve the look of three of the facades.



Presenter
Presentation Notes
The main interventions were done at the rear, shielded by extensive landscaping. The other three facades remain virtually intact. Successful adaptive reuse balances the needs of the new occupants with the protection of the building’s heritage value.



Moose Jaw Land Titles
1910

Presenter
Presentation Notes
This is the Land Titles Building in Moose Jaw, built in 1910, it maintained the same function until 1998. In 1999 it underwent a rehabilitation to become the Yvette Moore Gallery of Fine Art.  



Yvette Moore Gallery of Fine Art

Presenter
Presentation Notes
The gallery features the work of Saskatchewan artist Yvette Moore.



Presenter
Presentation Notes
It also has a variety of beautiful items on display. Definitely a must see place in Moose Jaw.



Presenter
Presentation Notes
The gallery also has a small café. Everything on the menu is delicious, especially when accompanied by a glass of their famous Saskatoon ice tea. 



Yvette Moore Gallery of Fine Art

Presenter
Presentation Notes
And if one happens to drink too much ice tea, they have the best bathrooms in all of Saskatchewan. The gallery is an inspiring example of adaptive reuse in the province. 



Presenter
Presentation Notes
This is the Battleford Land Registry Office, built in 1878. It was the first land registry office in the Northwest Territories and the first known brick building built in Saskatchewan.  
  
 



Presenter
Presentation Notes
The building even served as a single family home for awhile, complete with fireplace.



Presenter
Presentation Notes
Today, it is the home of the Saskatchewan land surveyors museum. 
If heritage buildings are to survive, they need a use, they need a tenant to ensure their ongoing care and maintenance.   



College Building
University of Saskatchewan

1912

Presenter
Presentation Notes
Many interventions, required to meet current life safety standards are simple interventions that attempt to preserve the original historical element. An example of this may be found at the provincially designated College Building at the University of Saskatchewan in Saskatoon.



Presenter
Presentation Notes
An example is this handrail and guard extension that raises the height to meet the current code.



Bishop’s Court
Diocese of Qu’Appelle - Regina

1926

Presenter
Presentation Notes
This ramp provides accessibility to a skin clinic located in this former Anglican Bishop’s residence on the provincially designated Diocese of Qu’Appelle site in Regina.  



Presenter
Presentation Notes
The ramp starts at the front of the building and provides access through the original veranda facing the historic home’s tea garden. 



Presenter
Presentation Notes
An interior view of the veranda.



Presenter
Presentation Notes
The new owner did an amazing job preserving the buildings historical elements including the hardwood floors and the original fireplace. 



Presenter
Presentation Notes
This is the front entry lobby. The stairs lead to dermatologist offices located in the original second floor bedrooms.  This historic building is an example of an adaptive reuse where the code defined “occupancy” of the building has changed from a C occupancy (residential) to a D occupancy (business and personal services). 



Regina Union Station - 1911

Presenter
Presentation Notes
I am going to show a couple of examples where heritage conservation efforts can collide with todays life safety standards. The provincially designated Regina Union Station was converted to a casino in 1995. Recently it presented an example of how compliance with today’s code can be in conflict with the desired protection of a building’s historical elements.



Presenter
Presentation Notes
This is an interior view of the main hall from the second floor walkway.   




Presenter
Presentation Notes
The interior is currently undergoing a renovation. Our role as heritage consultants is to ensure that original historical features of the space are maintained despite the renovation. To achieve this goal, we worked in close collaboration with the project architect in identifying those significant elements that we wished to retain. 
 



Presenter
Presentation Notes
The building still has intact, many of its original art deco features.  



Presenter
Presentation Notes
 



Presenter
Presentation Notes
The original art deco lighting fixtures still remain in the main hall, suspended from decorative plaster ceiling moldings.  



Presenter
Presentation Notes
Second floor decorative railings. 



Presenter
Presentation Notes
Two years prior to the current renovation, an issue came about as a result of an inspection by the Fire Marshal. This is one of two exits that serve the second floor gaming area.



Presenter
Presentation Notes
On the ground floor, the exit opens into the main entry vestibule that leads directly outside.



Presenter
Presentation Notes
The issue was with the original brass exit door. At one point fire resistant wired glass was installed in the door. However, it was still deemed as an inappropriate exit door. The casino was instructed to replace it with a code compliant fire rated exit door.



This would have resulted  
in the loss of a significant 
historical element.

Presenter
Presentation Notes
This would have resulted in the loss of a significant heritage element. Fortunately we were able to reach a compromise. We could retain the historic doors but would replace the fixed brass push bar with one that was code compliant and fire rated.



Presenter
Presentation Notes
The new push bar will be finished to match the original brass as closely as possible.



Territorial Administration Building

1891

Presenter
Presentation Notes
Our second example involved the 130 year old provincially designated Territorial Administration Building. It was once the centerpiece  of a complex of buildings that served as the administrative offices of the government of the Northwest Territories from 1891 to 1905 and the new provincial government from 1905-1910. This is the only remaining building. That person driving the horse and buggy in a field would today…..



Territorial Administration Building

1891

Presenter
Presentation Notes
be driving down Dewdney Avenue. That is the building on the left. Because Dewdney did not exist at the time, the front of the building faces away from street and towards what used to be the administrative complex.



Over the last 130 years the building has had a number of occupants including….
Training school for East European immigrants.
School for the deaf.

Maternity hospital.

Since 1978 it has served primarily as offices for a variety tenants.

Presenter
Presentation Notes
A couple of years ago after being vacant for many years, the government found a tenant.    




Over the last 130 years the building has had a number of occupants including….
Training school for East European immigrants.
School for the deaf.

Maternity hospital.

Since 1978 it has served primarily as offices for a variety tenants.

Presenter
Presentation Notes
College Mathieu, which planned to use it for offices and evening postsecondary French language classes. However, the building was now classified as a school by the authority having jurisdiction, a change of occupancy under the National Building Code.





PART II
Building Standards

(2) The building standards do not apply to: (a) a 
building on which construction was commenced or 
completed prior to the coming into force of this 
section, 

but the building standards do apply to an alteration, 
repair, renovation, demolition, relocation, removal or 
change of use or occupancy of such a building;

Uniform Building and Accessibility Standards Act

Territorial Administration Building
Authority Having Jurisdiction determined that the occupancy has  
changed from D (Business and Personal Services) to  A (Assembly).

So now it must comply with the current edition of the code.

Presenter
Presentation Notes
The UBAS Act is the legislation governing buildings in Saskatchewan. The first paragraph means the current edition of the NBC is not applicable to existing buildings. This recognizes that because a new edition of the code comes out every 5 years, it is not reasonable to require every existing building to upgrade every time a new code is adopted . However, the 2nd sentence says there are circumstances where an existing building must comply to the new code.
Not an easy task for a 130 year old building. However we do have some advantages here. The building, over the years, has been regularly maintained and modernized for safety.



Presenter
Presentation Notes
A couple of years ago the government ministry that owns the building repointed the exterior masonry. 




Presenter
Presentation Notes
New mechanical units were installed. 



Presenter
Presentation Notes
Code compliant illuminated directional exit signs were installed throughout the building.



Entire building is sprinklered.

Presenter
Presentation Notes
The building has a fire alarm system with emergency lighting. Most significant, the building has a sprinkler system. 



PART III
Accessibility Standards

If there is a change in the major occupancy of an 
existing building that: 

(a) has a building area in excess of 600 m2 ; and 
(b) is not barrier-free;

the owner of the existing building shall ensure that the 
existing building is made barrier-free in conformance with 
the Code.

Uniform Building and Accessibility Standards Act

Presenter
Presentation Notes
It is interesting to note that in Saskatchewan, a building of this size is not required to be barrier free despite the change in occupancy. This building has a footprint of 250 sq. metres and is therefore exempt.



Presenter
Presentation Notes
An accessible ramp is already in place.



1800 mm

Presenter
Presentation Notes
The existing corridor width is 6 feet or 1.8 metres in accordance with current code and the main floor has an accessible washroom.



2015 National Building Code

“alternative solutions can be used in lieu of compliance with acceptable solutions”

“to do something different from the acceptable solutions, a builder, designer or 
building owner must show that their proposed alternative solution will perform 
at least as well as the acceptable solution it is replacing”

mechanical 
room

Basement will not be used for office or classroom use.

Basement Floor Plan

Presenter
Presentation Notes
Our plan was to seek an alternative solution as permitted under the National Building Code. We had a productive meeting with our architect and the City of Regina . Our alternative solution is based on the fact that many code requirements have already been met and the new tenant is not a school in the traditional sense.



Classroom

Main Floor Plan – Building Area = 250 sq. m  Occupant Load = 25

3.3.1.4 Public Corridor Separations

(1)(2) Separated from remainder of storey by a minimum 45 minute fire separation.

Corridor

Exception

(3) If a storey is sprinklered throughout, no fire resistance rating is required.

Presenter
Presentation Notes
The building is not a school in the sense that a big orange bus pulls up every morning and drops off 50 kids. A maximum of 3-4 staff occupy the building during the day. Only one classroom on the main floor is used for evening classes with a maximum of 10 students. The main floor has two exits, one leading from a code compliant exit stair. We look at the current code to see if our building is eligible for any relaxations. One is the required fire separation between the corridor and the other rooms. We do not require a fire rated separation because the building is sprinklered. This is significant because the corridor wall is most likely constructed of wood studs, lathe and plaster and will not meet the 45 minute rating requirement. 



Classroom

Second Floor Plan – Occupant Load = 29 – Floor Area 170 sq. m.

3.4.2.1 Minimum Number of Exits
1) every floor area intended for occupancy shall be served by at least 2 exits.

Exception
2) A floor area not more than 2 storeys in building height, is permitted to served by 
one exit provided the total occupant load served by the exit is not more than 60 and..

b) In a floor area that is sprinklered throughout…. 
Maximum travel distance is not more than 25m.

8m

Maximum floor area does not exceed 200 sq. m

Presenter
Presentation Notes
The classroom on second floor is rarely used. On the second floor we have an exiting issue. We do have 2 but one of the exits is not code compliant because it is an open stair. However there is an exception in the code that will allow us to have one.
Our architect will prepare an alternative solution and submit it to the authority having jurisdiction. Hopefully, our tenant will be able to continue using the building without renovations that result in the removal of heritage features. 




Nova Scotia Building Code

Nova Scotia Building Code

Presenter
Presentation Notes
Nova Scotia Building Code as referred to in their act is a combination of the NBC and their regulations. In their regulations they have alternative compliance methods for existing buildings that would include heritage buildings.  



BC Building Code

Presenter
Presentation Notes
Unlike Nova Scotia and Saskatchewan…BC has its own building code….with a section specifically for heritage buildings…. This means not having to prepare an alternative solution because some items of concern are already in the code itself.  And finally !!!



1203.7 One hour fire-resistant assemblies. 
Where 1-hour fire-resistant rated construction is required by these provisions, it need 
not be provided, regardless of construction or occupancy, where the existing wall and 
ceiling finish is wood or metal lath and plaster.

1203.9 Stairway railings. 
Grand stairways shall be accepted without complying with the handrail and guard  
requirements. Existing handrails and guards at all stairways shall be permitted to 
remain, provided they are not structurally dangerous.

Presenter
Presentation Notes
This is the code used in the United States…..the IBC has a separate code altogether that focuses on existing buildings. ….within that existing building code is an exclusive section for heritage buildings.. It is important to note that these provisions only  apply to buildings designated at the federal, state or local level !!! !!!



Task group on alterations to existing buildings.

Recommends that heritage buildings should be within 
the scope of existing building regulatory measures 
but that additional flexibility should be applied to ensure  
that alteration requirements are reasonable.

Principle 7
Requiring flexibility so as to preserve officially recognized 
(designated/registered) heritage elements.

Presenter
Presentation Notes
The overall intent is to provide an application of current code objectives to alterations to existing buildings. 8 principles of which principle 7 states….. 
Murray Fischer – Building Safety Manager – City of Brandon.
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