
CITY OF VICTORIA 
HERITAGE ADVISORY PANEL 

MEETING MINUTES 
MARCH 13, 2018 

 
 
Present: Stuart Stark, Chair Hal Kalman 
 Doug Campbell Richard Linzey 
 Rick Goodacre John O’Reilly 
 Ken Johnson Theo Riecken 
 
Absent: Keri Briggs, Shari Khadem 
 
Guest: Councillor Pamela Madoff 
 
Staff: Merinda Conley, Senior Heritage Planner 
 Lauren Martin, Heritage Secretary 
 
 
The Chair called the meeting to order at noon. 
 
1. Announcements 
 

• March 14th is the 175th anniversary of the decision by James Douglas, a factor for the 
Hudson Bay Company, to establish Fort Victoria. 

• Copies of the “Preserve” newsletter, spring 2018 edition, were distributed. 
 
 
2. 2201 Chambers Street 

Heritage Designation Application No. 000170 
 

Attendee:  Tara Ney (owner) 
 
Merinda Conley provided a brief summary of the application. 
 
Panel Comments and Questions 
• Is the application for consideration of the heritage designation only, not the proposed 

works?  Merinda Conley:  That is correct. 
• Is this still a commercial building?  Merinda Conley:  Yes.  Will the Panel review 

alterations to the property?  Merinda Conley:  Alterations will be reviewed by the 
Panel if variances or additional floor area are required or if the alterations do not meet 
the Standards and Guidelines. 

 
Moved Seconded 

 
That the Panel recommend that Council approve the designation of the property located at 
2201 Chambers Street, pursuant to Section 611 of the Local Government Act, as a 
Municipal Heritage Site. 

 
 Carried (unanimous) 
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3. 2203 Chambers Street 

Heritage Designation Application No. 000171 
 

Attendee:  Tara Ney (owner) 
 
Merinda Conley provided a brief summary of the application. 
 
Panel Comments and Questions 
• Why is the area of two north elevation windows being reduced?  Merinda Conley:  To 

meet BC Building Code requirements due to limiting distance and safety. 
• To confirm, the application is for heritage designation only and the Panel cannot 

speak to the proposed works at this time?  Merinda Conley:  That is correct. 
 
Moved Seconded 

 
That the Panel recommend that Council approve the designation of the property located at 
2203 Chambers Street, pursuant to Section 611 of the Local Government Act, as a 
Municipal Heritage Site. 

 
 Carried 
 
 
4. 2205 Chambers Street 

Heritage Designation Application No. 000172 
 

Attendees:  Tara Ney (owner) 
 
Merinda Conley provided a brief summary of the application. 
 
Panel Comments and Questions 
• Has the building been raised?  Tara Ney:  It has not been raised. 
• It was confirmed that the material on the lower portion of the façade is shingles, not 

stone. 
 
Moved (Doug) Seconded (Theo) 

 
That the Panel recommend that Council approve the designation of the property located at 
2205 Chambers Street, pursuant to Section 611 of the Local Government Act, as a 
Municipal Heritage Site. 

 
 Carried 
 
 
5. 1306 - 1324 Broad Street / 615 - 625 Johnson Street / a portion of 622 and 630 Yates 

Street - Heritage Alteration Permit Application No. 00225 
 

Attendees: Dave Chard, Chris Moa (Chard Development Ltd.) 
 Charles Kierulf and Sean Stewart (de Hoog & Kierulf Architects) 
 Nicole Howell (Donald Luxton & Associates) 
 Peter Kuran (UVic Properties) 
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Merinda Conley provided a brief summary of the application. 
 
Dave Chard and Charles Kierulf provided a presentation about the application. 
 
Panel Comments and Questions 
• One of the drawings is a section through the Duck’s Building, showing a figure with a 

view line to the top edge of the building.  According to this drawing, there is only a 
small amount of the new construction that is visible from the street.  However, the 
drawing indicates that a lot more is visible from the street.  Architect:  To get a view 
that frames the whole building, the view line had to be pulled back further than the 
street width allows; therefore, it was difficult to get a view line without distorting the 
angle of the perspective.  If a person were to stand at the London Flats, half of what is 
visible on the drawing’s view disappears.  The cornice line of the new construction is 
visible above the cornice line of the Duck’s Building from across the street. 

• How much is the addition set back from the cornice on the Duck’s Building?  Architect:  
1.5m (5 ft). 

• Why does the proposal for university housing have to exceed the zoning’s floor space 
ration (FSR)?  Architect:  This is to ensure that the project is economically feasible for 
the university.  The density carries the whole project. 

• If the economics are supported by the new buildings, are not the removal of parking, 
the tax incentive for seismic upgrading, and the increased density of the heritage 
building also relevant to the economics.  Developer:  The elimination of parking is a 
risk for the project.  The tax incentive will provide tax relief for the buyers of the units 
in the Duck’s Building; however, the development will still need to provide the funds 
for the seismic upgrading. 

• How does the height of the new buildings compare to the Yarrow Building, the Central 
Block and the Best Western Hotel.  Developer:  The proposed buildings are 22.02 m 
with the parapet.  The Yarrow Building, Central Block and Best Western Hotel are 
22.2 to 22.4m generally. 

• Except for the lower level, will all of the upper levels be residential?  Developer:  Yes. 
• Was a more contemporary design considered for the two new buildings?  Architect:  

Yes, the initial design recreated the bay window that was formerly on the carriage 
building.  This design would have required an encroachment agreement.  After further 
discussion with City staff and the team, a more traditional approach was taken. 

• The proposal is dependent on transient zoning.  How will you overcome the City’s 
new rules that do not allow new short-term rentals downtown?  Developer:  This is a 
concern.  The small units would be attractive for transient zoning.  These units were 
successful in the Janion as short-term rentals and the hope was to duplicate that 
success in this project.  It was an important economic aspect of the proposal.  As well, 
the 2018 provincial budget impacts potential buyers, especially those from out of the 
province.  A buyer segment could be missing depending on the outcome of the 
speculation tax. 

• The proposal does not meet the Official Community Plan requirement to increase 
residential availability in the downtown core.  Developer:  Generally, 75% of the 
buyers are Victorians and not transients.  The smaller units are price point sensitive 
and appeal to first-time buyers (35 years old and under) who tend to not own vehicles.  
Panel:  However, local owners are not living in buildings such as the Janion and 
Union.  Developer:  The development requires presales for construction financing; 
investors provide the base of those presales.  Investors create rental opportunities.  
Victorians tend to buy later in the sales process. 
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• Regarding the historic integrity of the building at the corner of Johnson and Broad 
Streets, what has been lost over time and what will the restoration look like?  Heritage 
Consultant:  It was originally a stone building, built in 1874.  Five years later, the 
adjacent building was constructed in brick.  Five or six years later, the whole front wall 
was revamped and bay windows were added.  In archival photos from the 1940s all 
that was remaining in the rear was the roof and the rear wall.  In 1903 a fire insurance 
map shows that the building had been reconstructed in brick and the only remaining 
stone portion was on the rear.  In the 1960s the building was stuccoed; the bay 
windows, store fronts, cornice, roof and inside structure were removed; and a new 
floor was added.  There is no possibility of a restoration or rehabilitation; it would be 
considered a replica.  Only the heritage of the stone wall is recognized. 

 
Buildings 
• The proposed project includes two heritage-registered buildings in a Heritage 

Conservation Area (HCA), i.e. the Duck’s Building and the Canada Hotel (corner of 
Johnson and Broad Streets).  Heritage-registered buildings in an HCA should be 
treated with respect. 

• The Canada Hotel building was built by Thomas Trounce in 1875.  He used masonry 
and only three of his buildings in Victoria remain - one in Esquimalt, the Weiler 
Brothers Warerooms (The Counting House) and Morley Soda Water Factory.  The 
latter two are in Old Town and have been restored. 

• Michael Williams bequeathed the buildings to the university to be conserved and 
rehabilitated and the proceeds are to aid the university.  The project should be done in 
a way that is consistent with the spirit and desire of Mr. Williams.  Construction costs 
are the same as for any similar project; however, there are no land acquisition costs.  
This makes it easier to attain the proper revenue. 

• The rendering showing the retrieval of the laneway stone wall is well done.  Even 
though a rear wall will be retained, technically this is a new building that incorporates 
old material.  Therefore, the design guidelines for Old Town should apply. 

• The Canada Hotel building is still there.  The storefronts and bay windows could be 
restored and the stucco removed.  Only twice in the 35-year history of the City’s 
heritage program have heritage-registered buildings been demolished. 

 
Height and Massing 
• The design is massive in size and monolithic due to the height and the uniformity of 

the height.  The plan to seismically upgrade and the effort that has gone into 
rehabilitating and restoring the Duck’s Building is appreciated; however, the 
monolithic shape absorbs the building.  The heights (six to seven storeys) of 
surrounding buildings were mentioned as precedents; however, these buildings pre-
date the HCA.  The HCA is zoned for a much lower height and does not encourage 
the maximum possible height.  It is recognized that height increases the economics; 
however, added height does not address heritage conservation values and the 
redevelopment of heritage properties.  The hyphen is supposed to frame the Duck’s 
Building, but a person cannot stand anywhere to actually view it.  In summary, the 
development may address the Duck’s restoration, but it does not address the HCA 
and its heritage conservation values and characters.  This type of development would 
be expected outside of an HCA. 

• Block by block Old Town is being converted from three to six storeys.  The low scale 
and varied heights of Old Town distinguish it from other areas.  The massing could be 
changed from a uniform height to a lower height on the street side of the building with 



Heritage Advisory Panel Page 5 of 6 
Meeting Minutes - March 13, 2018 
 
 

stepping up in height in the back.  This would generally maintain the same density, 
but would lower the elevation line along the street. 

• It is a terrific concept to bring students downtown and revitalize this block.  How can 
the concept be best expressed within an HCA?  Problems exist, i.e. there is no 
Statement of Significance (SOS) that documents the character of the area and no 
applicable regulations for the HCA.  Only the OCP is available as a guideline, and this 
application does not conform to the OCP regarding height and density.  Parking will 
be a problem.  The Duck’s existing height is more like a five to six storey building.  
Should infill be compatible with a six to seven storey building or a three storey 
building?  There is concern about always maximizing height and density.  The 
application should respect the OCP regarding height and be revised so that it is more 
compatible with the area. 

• The setback of the upper storeys is good, but the uniform height across the three 
buildings does not conform to the sawtooth character of Old Town. 

• The zoning needs to be complementary to the objectives of the OCP and the 
character-defining elements in the four SOSs in the Conservation Plans.  The 
proposed height, its uniformity and the hyphen are not compatible with heritage 
concepts and the HCA.  The proposed conservation plans, such as removal of the 
paint, restoration of the windows, and the retention of the stone wall are appreciated. 

• The two existing buildings are on the Heritage Register and in the Historic Core HCA.  
Other than zoning, the buildings have little protection from demolition.  The current 
zoning allows a maximum height of 15m and an allowable FSR of 3:1.  For the past 
three decades, the current zoning has protected the historic core from increased 
density. 

• An overview was given about the City’s OCP policies and guidelines, speaking to the 
height limit of five storeys, buildings set close to the sidewalk, historic building forms 
and materials, compatible new construction, and special features that are identified in 
what is basically the SOS for the core area, as well as the conservation of the historic 
character of Old Town and Chinatown.  The Downtown Core Area Plan (DCAP) was 
also referenced with regard to the goals of the Historic Commercial District, as well as 
the Design Guidelines: Old Town.  Notes provided by this member are attached to the 
minutes for reference and summarize that the proposal does not meet OCP or DCAP 
guidelines, and that members must stand up for heritage principles. 

• The proposed use is welcome.  The massing should have variety as in other locations 
in Old Town.  A more contemporary design is preferable; there is no need to mimic 
historic buildings.  The hyphen is not required as buildings with the same design 
integrity can successfully butt up against each other. 

 
Moved Seconded 

 
That the Panel recommend to Council that Heritage Alteration Permit Application No. 
00225 for 1306 - 1324 Broad Street / 615 - 625 Johnson Street / a portion of 622 and 630 
Yates Street be declined as the uniform, excessive height and generally massive form are 
not consistent with the Official Community Plan, the Downtown Core Area Plan and the 
Design Guidelines: Old Town and does not address the Heritage Conservation Area as far 
as values and character. 
 

 Carried (unanimous) 
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6. Commemorative Plaque for Old Town - deferred to the April 10th meeting 
 
 
7. Information regarding the exemption of post-1940s buildings in HCAs - deferred to 

the April 10th meeting 
 
 
8. Adjournment - 2:34 pm 
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