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Heritage 
Properties

Heritage Designated

Heritage Register 
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Legislative 
Authority
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Local Government Act

• s.479 - Zoning, uses, siting, size and dimensions of buildings  

• s.489 - Development Permit

• s.491 – Revitalization of an area in which commercial use is 

permitted, a DP may include requirements related to the form, 

character and exterior design and finish of the development 

including landscaping

• s.611 - Designation of a protected property which may include 

a heritage designation bylaw

• s.614 – Designation of a Heritage Conservation Area within the 

OCP and s.615 requirements for Heritage Alteration Permits

• s.617 and s.618 Heritage Alteration Permit which may include 

the conditions respecting the character  of the alteration or 

action to be authorized

OCP 
Designation
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Urban Place Designation
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OCP 
Amendment

Proposal

• 12 storeys (+ 7 storeys)

• 6.87:1 FSR (+3.87:1 FSR)
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Rezoning 
Application

Old Town District-1 Zone (OTD-1)
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Development 
Permit with 
Variances

Parking P4
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Parking P3
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Parking P2
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Parking P1
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Parking 
Summary

Proposal

• 122 vehicle stalls (excess of 72)

• 7 accessible (excess of 6)

• 1 van accessible (as per zoning)

• 10 long term bike (as per zoning)

• 22 short term bike (excess of 14 

– not within private property)
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Main Floor
17

Pool

Gym

Commercial

Government Street

Hotel Service

Landscape 
Plan
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Public Realm

• Plaza with seating, planting, 

specialty paving, granite 

outcrops, seasonal misting 

station and public kiosk with 

universally accessible washroom

• 3 new trees on Pandora Avenue

• Widened sidewalks, planters, 

seating, lighting, bulb outs and 

furnishings along Government 

Street
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Level 2
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Level 3
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Levels 
4 & 5
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Level 6
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Levels 
7 - 12
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Roof
24
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Elevations
25

15m / 5 storey
OCP/DCAP
Policy

23.1m - Zone Max

Pandora Street Elevation

37.95m - Proposed

Elevations
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Government Street Elevation

15m / 5 storey
OCP/DCAP Policy

23.1m - Zone Max

37.95m - Proposed
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Shadow 
Study
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Winter solstice 10am Winter solstice noon Winter solstice 3pm

Equinox 9am Equinox noon Equinox 4pm

Summer solstice 9am Summer solstice noon Summer solstice 5pm

Shadow 
Study

28

27

28



2025-05-09

15

Massing 
Scenarios

Shadow analysis at 12 noon during 

equinox at 15m (approximately 5 

storeys)

Shadow analysis at 12 noon during 

equinox at 22.5m (approximately 7 

storeys)

Material 
Board

30

MATERIALS LEGEND
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DPA1 
(HCA)

DPA 1(Heritage Conservation Area): Core Historic

Objectives

a) To conserve and enhance the heritage value, special character and 

the significant historic buildings, features and characteristics of this 

area.

b) To revitalize an area of commercial use through infill, building 

additions and heritage conservation including exterior alterations and 

interior improvements that could alter the exterior of a building.

c) To enhance the area through infill, building additions and open 

spaces with a high quality of architecture, landscape and urban 

design that responds to its historic setting through sensitive and 

innovative interventions.

Old Town 
District

32

31

32



2025-05-09

17

Old Town 
Design 
Guidelines

33NEW BUILDINGS IN OLD TOWN:

• Must be a good fit

• Reinforce Existing Character

• Human Scale

• Cohesiveness

• Authenticity

Old Town
Context -
HOTELS

34

5 54Storeys

Swans Bedford Hotel Rialto
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Old Town
Context – HOTELS
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7 3-5 + 3 storey rooftop addition6 +1 rooftop additionStoreys

Carlton Plaza Hotel Magnolia Duck’s Block

15m / 5 storey 

OCP/DCAP Policy
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15m / 5 storey 

OCP/DCAP 

Policy

15m / 5 storey 

OCP/DCAP Policy
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15m / 5 storey 

OCP/DCAP 

Policy

40

Heritage 
Advisory 
Panel

HAPl Motion - Sept. 10, 2025 : 
To decline, and that key areas should be revised.

Key guidelines where this proposal fails to meet include, but are not limited to:

• Ensure the main façade height of a new building does not exceed the façade height of a directly adjacent 
lower scale heritage building by more than three storeys, to avoid drastic changes in scale along the street.
(5.1.5)

• Design new buildings to reflect the established proportions, compositions, and spatial organization of 
adjacent historic facades (5.1.2)

• The base, middle and top need to be distinguished and this needs to be clear. The base is clear, but the top 
is not and needs to be further distinguished, with more than just a material change (5.3.2)

• Distinct roof line in the building design through such measures as a simplified or contemporary cornice, or 
parapet. There needs to be more emphasis at the top. (5.1.4)
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Renderings

41

PROPOSED

View looking South on Government St.

Renderings

PROPOSED

View looking south-west through Centennial Square
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Renderings

PROPOSED

View from Government Street, looking north

Renderings

PROPOSED

View looking west on Pandora
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Conclusion

Excerpt from the Old Town Guidelines

“Decisions and actions that affect 

historic places must protect their 

commemorative integrity – that is to 

say, the ability of their physical 

presence to remind us of their 

profound cultural importance. New 

construction has the potential to 

strengthen, as well as to erode this 

integrity.”
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Questions
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Extra 
Slides

Character-Defining Elements of OLD TOWN

OCP Amendment, REZ No.00873 & DPV No.00269 
for 603 Pandora Street
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Old Town
Context – Belmont 
Building, Edwardian 

498

9

8

45

Old Town
Context - Edwardian
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