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F.1.a.g 1314 and 1318 Wharf Street: Update Report on Rezoning 
Application No. 00701 and Heritage Alteration Permit with 
Variances Application No. 00236 (Northern Junk) (Downtown) 
 
Moved By Councillor Alto 
Seconded By Councillor Potts 
 
Rezoning Application No. 00701 
That Council instruct staff to prepare the necessary Zoning 
Regulation Bylaw Amendment that would authorize the proposed 
development outlined in Rezoning Application No. 00701 for 1314 
and 1318 Wharf Street, that first and second reading of the Zoning 
Regulation Bylaw Amendment be considered by Council and a 
Public Hearing date be set once the following conditions are met: 
1.  Plan revisions to include frontage works and building access 

consistent with the City’s Subdivision and Development 
Servicing Standards, revised long term bike parking spaces to 
meet the requirements set out in Schedule C of the Zoning 
Regulation Bylaw and minor plan corrections, to the 
satisfaction of the Director of Sustainable Planning and 
Community Development and Director of Engineering & Public 
Works. 

2. That Council authorize the placement of Pad Mounted 
Transformer (PMT) on public property and work with the 
applicant to ensure the addition of the PMT is incorporated as 
an enhancement to the public realm with all associated 
expenses being born by the applicant to the satisfaction of the 
Director of Sustainable Planning and Community 
Development. 

3.  Preparation of the following agreements, registered on title by 
the applicant, to the satisfaction of City staff: 
a. Statutory right-of-way for public access over the area 

dedicated to the Harbour Pathway and the internal alley 
between the two heritage buildings, to the satisfaction of 
City staff; 

b. Housing Agreement to secure 47 residential rental units as 
rental in perpetuity, to the satisfaction of the City Solicitor; 

c.  Section 219 Covenant to secure off-site tree replacement 
at a four to one ratio with a cash in lieu contribution with 
values set per the Tree Preservation Bylaw (Bylaw No. 05-
106) for public realm improvements, and a cash in lieu 
contribution for offsite short term bicycle parking; and 

d. A legal agreement to ensure that building amendments 
would be made along the north property line to comply 
with building code requirements should a building be 
proposed for the property located at 1324 Wharf Street. 

4.  That Council authorize the Mayor and City Clerk to execute 
encroachment agreements, to be executed at the time of the 
building permit approval, if the other necessary approvals are 
granted, in a form satisfactory to the City Solicitor and the 
Director of Engineering and Public Works for: 
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a.  building encroachments; and 
b.  anchor-pinning in the City right-of-way. 

 
Heritage Alteration Permit with Variances No. 00236 
That Council, after giving notice and allowing an opportunity for 
public comment at a meeting of Council, and after the Public 
Hearing for Rezoning Application No. 00701, if it is approved, 
consider the following motion: 
“That Council authorize the issuance of Heritage Alteration Permit 
with Variances Application No. 00236 for 1314 and 1318 Wharf 
Street, in accordance with: 
1.  Plans date stamped August 10, 2020. 
2. The Conservation Plan for the Caire and Grancini Warehouse 

at 1314 Wharf Street, date stamped October 22, 2019.  
3. The Conservation Plan for the Fraser Warehouse at 1316-

1318 Wharf Street, date stamped October 22, 2019. 
4.  Development meeting all Zoning Regulation Bylaw 

requirements, except for the following variances: 
a.  Reduce the required short term bicycle parking spaces 

from 10 to 0; and 
b.  Increase the maximum permitted height from 8 metres to 

21 metres. 
5.  Final plans to be generally in accordance with the plans 

identified above, to the satisfaction of the Director of 
Sustainable Planning and Community Development. 

6.  The applicant provide details regarding their intended process 
for commissioning a story wall for the north elevation of the 
building, including an artist selection process, scope and 
content, and an explanation for how their project will consider 
the Indigenous cultural heritage of the waterfront public realm, 
to the satisfaction of the Director of Sustainable Planning and 
Community Development. 

7.  The applicant providing a lighting plan for the heritage 
buildings, to the satisfaction of the Director of Sustainable 
Planning and Community Development. 

8.  That Council authorize the placement of Pad Mounted 
Transformer (PMT) on public property and work with the 
applicant to ensure the addition of the PMT is incorporated as 
an enhancement to the public realm to the satisfaction of the 
Director of Sustainable Planning and Community 
Development. 

9.  Heritage Alteration Permit lapsing two years from the date of 
this resolution”  

 
FOR (6): Mayor Helps, Councillor Alto, Councillor Loveday, Councillor Potts, Councillor 
Thornton-Joe, Councillor Young 
OPPOSED (1): Councillor Isitt 

CARRIED (6 to 1) 
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E.5 1314 and 1318 Wharf Street: Update Report on Rezoning Application No. 
00701 and Heritage Alteration Permit with Variances Application No. 00236 
(Northern Junk) (Downtown) 

Committee received an update report dated September 3, 2020 from the Director 
of Sustainable Planning and Community Development regarding the proposed 
revisions to the Rezoning and Heritage Alteration Permit Applications for 1314 and 
1318 Wharf Street. 

Committee discussed: 

• Where the location of the Pad Mounted Transformer (PMT) would be  

Moved By Mayor Helps 
Seconded By Councillor Potts 

Rezoning Application No. 00701 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in Rezoning 
Application No. 00701 for 1314 and 1318 Wharf Street, that first and second 
reading of the Zoning Regulation Bylaw Amendment be considered by Council and 
a Public Hearing date be set once the following conditions are met: 

1. Plan revisions to include frontage works and building access consistent with 
the City’s Subdivision and Development Servicing Standards, revised long 
term bike parking spaces to meet the requirements set out in Schedule C of 
the Zoning Regulation Bylaw, revised Harbour Pathway width to 5m and minor 
plan corrections, to the satisfaction of the Director of Sustainable Planning and 
Community Development and Director of Engineering & Public Works. 

2. Submission of revised plans showing a suitable location on private property for 
the required Pad Mounted Transformer (PMT) unit to the satisfaction of the 
Director of Sustainable Planning and Community Development and Director of 
Engineering & Public Works. 

3. Preparation of the following agreements, registered on title by the applicant, to 
the satisfaction of City staff: 
a. Statutory right-of-way for public access over the area dedicated to the 

Harbour Pathway and the internal alley between the two heritage buildings, 
to the satisfaction of City staff; 

b. Housing Agreement to secure 47 residential rental units as rental in 
perpetuity, to the satisfaction of the City Solicitor; 

c. Section 219 Covenant to secure off-site tree replacement at a four to one 
ratio with a cash in lieu contribution with values set per the Tree 
Preservation Bylaw (Bylaw No. 05-106) for public realm improvements, 
and a cash in lieu contribution for offsite short term bicycle parking; and 

d. A legal agreement to ensure that building amendments would be made 
along the north property line to comply with building code requirements 
should a building be proposed for the property located at 1324 Wharf 
Street. 

4. That Council authorize the Mayor and City Clerk to execute encroachment 
agreements, to be executed at the time of the building permit approval, if the 
other necessary approvals are granted, in a form satisfactory to the City 
Solicitor and the Director of Engineering and Public Works for: 
a. building encroachments; and 
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b. anchor-pinning in the City right-of-way. 
 

Heritage Alteration Permit with Variances No. 00236 

That Council, after giving notice and allowing an opportunity for public comment 
at a meeting of Council, and after the Public Hearing for Rezoning Application 
No. 00701, if it is approved, consider the following motion: 

“That Council authorize the issuance of Heritage Alteration Permit with Variances 
Application No. 00236 for 1314 and 1318 Wharf Street, in accordance with: 

1. Plans date stamped August 10, 2020. 
2. The Conservation Plan for the Caire and Grancini Warehouse at 1314 Wharf 

Street, date stamped October 22, 2019. 
3. The Conservation Plan for the Fraser Warehouse at 1316-1318 Wharf Street, 

date stamped October 22, 2019. 
4. Development meeting all Zoning Regulation Bylaw requirements, except for 

the following variances: 
a. Reduce the required short term bicycle parking spaces from 10 to 0; and 
b. Increase the maximum permitted height from 8 metres to 21 metres. 

5. Final plans to be generally in accordance with the plans identified above, to 
the satisfaction of the Director of Sustainable Planning and Community 
Development. 

6. The applicant provide details regarding their intended process for 
commissioning a story wall for the north elevation of the building, including an 
artist selection process, scope and content, and an explanation for how their 
project will consider the Indigenous cultural heritage of the waterfront public 
realm, to the satisfaction of the Director of Sustainable Planning and 
Community Development. 

7. The applicant providing a lighting plan for the heritage buildings, to the 
satisfaction of the Director of Sustainable Planning and Community 
Development. 

8. Submission of revised plans showing a suitable location on private property for 
the required Pad Mounted Transformer (PMT) unit to the satisfaction of the 
Director of Sustainable Planning and Community Development and Director of 
Engineering & Public Works. 

9. Heritage Alteration Permit lapsing two years from the date of this resolution” 

 

Amendment: 
Moved By Mayor Helps 
Seconded By Councillor Thornton-Joe 

Rezoning Application No. 00701  

2. Submission of revised plans showing a suitable location on private property for 
the required Pad Mounted Transformer (PMT) unit to the satisfaction of the 
Director of Sustainable Planning and Community Development and Director of 
Engineering & Public Works. That Council authorize the placement of Pad 
Mounted Transformer (PMT) on public property and work with the applicant 
to ensure the addition of the PMT is incorporated as an enhancement to the 
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public realm to the satisfaction of the Director of Sustainable Planning and 
Community Development. 

  

Heritage Alteration Permit with Variances No. 00236  

8.  Submission of revised plans showing a suitable location on private property for 
the required Pad Mounted Transformer (PMT) unit to the satisfaction of the 
Director of Sustainable Planning and Community Development and Director of 
Engineering & Public Works. That Council authorize the placement of Pad 
Mounted Transformer (PMT) on public property and work with the applicant 
to ensure the addition of the PMT is incorporated as an enhancement to the 
public realm to the satisfaction of the Director of Sustainable Planning and 
Community Development. 

CARRIED UNANIMOUSLY 
 

Amendment: 
Moved By Councillor Loveday 
Seconded By Councillor Thornton-Joe 

Rezoning Application No. 00701  

2. Submission of revised plans showing a suitable location on private property for 
the required Pad Mounted Transformer (PMT) unit to the satisfaction of the 
Director of Sustainable Planning and Community Development and Director of 
Engineering & Public Works. That Council authorize the placement of Pad 
Mounted Transformer (PMT) on public property and work with the applicant 
to ensure the addition of the PMT is incorporated as an enhancement to the 
public realm with all associated expenses being born by the applicant to the 
satisfaction of the Director of Sustainable Planning and Community 
Development. 

  

Heritage Alteration Permit with Variances No. 00236  

8.  Submission of revised plans showing a suitable location on private property for 
the required Pad Mounted Transformer (PMT) unit to the satisfaction of the 
Director of Sustainable Planning and Community Development and Director of 
Engineering & Public Works. That Council authorize the placement of Pad 
Mounted Transformer (PMT) on public property and work with the applicant 
to ensure the addition of the PMT is incorporated as an enhancement to the 
public realm with all associated expenses being born by the applicant  to the 
satisfaction of the Director of Sustainable Planning and Community 
Development. 

FOR (6): Mayor Helps, Councillor Alto, Councillor Loveday, Councillor Potts, Councillor 
Thornton-Joe, and Councillor Young 
OPPOSED (1): Councillor Isitt 
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CARRIED (6 to 1) 
 

Amendment: 
Moved By Mayor Helps 
Seconded By Councillor Alto 

Rezoning Application No. 00701  

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw 
Amendment that would authorize the proposed development outlined in Rezoning 
Application No. 00701 for 1314 and 1318 Wharf Street, that first and second 
reading of the Zoning Regulation Bylaw Amendment be considered by Council and 
a Public Hearing date be set once the following conditions are met:  

1. Plan revisions to include frontage works and building access consistent with 
the City’s Subdivision and Development Servicing Standards, revised long 
term bike parking spaces to meet the requirements set out in Schedule C of 
the Zoning Regulation Bylaw, revised Harbour Pathway width to 5m and minor 
plan corrections, to the satisfaction of the Director of Sustainable Planning and 
Community Development and Director of Engineering & Public Works.  

CARRIED UNANIMOUSLY 
 

Moved By Councillor Potts 
Seconded By Councillor Alto 

That the meeting be extended until 2:30 p.m. 

CARRIED UNANIMOUSLY 
 

On the main motion as amended: 

FOR (5): Mayor Helps, Councillor Alto, Councillor Loveday, Councillor Potts, and 
Councillor Thornton-Joe 
OPPOSED (2): Councillor Isitt, and Councillor Young 
 

CARRIED (5 to 2) 
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Committee of the Whole Report 
For the Meeting of September 17, 2020 

To: Committee of the Whole Date: September 3, 2020

From: Karen Hoese, Director, Sustainable Planning and Community Development

Subject: Update Report for Rezoning Application No. 00701 and Heritage Alteration 
Permit with Variances Application No. 00236 for 1314 and 1318 Wharf Street 
(Northern Junk)

RECOMMENDATIONS

Rezoning Application No. 00701

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that 
would authorize the proposed development outlined in Rezoning Application No. 00701 for 1314 
and 1318 Wharf Street, that first and second reading of the Zoning Regulation Bylaw Amendment 
be considered by Council and a Public Hearing date be set once the following conditions are met:

1. Plan revisions to include frontage works and building access consistent with the

parking spaces to meet the requirements set out in Schedule C of the Zoning
Regulation Bylaw, revised Harbour Pathway width to 5m and minor plan
corrections, to the satisfaction of the Director of Sustainable Planning and
Community Development and Director of Engineering & Public Works.

2. Submission of revised plans showing a suitable location on private property for the
required Pad Mounted Transformer (PMT) unit to the satisfaction of the Director of
Sustainable Planning and Community Development and Director of Engineering &
Public Works.

3. Preparation of the following agreements, registered on title by the applicant, to the
satisfaction of City staff:

a. Statutory right-of-way for public access over the area dedicated to the Harbour
Pathway and the internal alley between the two heritage buildings, to the
satisfaction of City staff;

b. Housing Agreement to secure 47 residential rental units as rental in perpetuity, to
the satisfaction of the City Solicitor;

c. Section 219 Covenant to secure off-site tree replacement at a four to one ratio with
a cash in lieu contribution with values set per the Tree Preservation Bylaw (Bylaw
No. 05-106) for public realm improvements, and a cash in lieu contribution for off-
site short term bicycle parking; and
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d. A legal agreement to ensure that building amendments would be made along the 
north property line to comply with building code requirements should a building be 
proposed for the property located at 1324 Wharf Street.

4. That Council authorize the Mayor and City Clerk to execute encroachment agreements, 
to be executed at the time of the building permit approval, if the other necessary approvals 
are granted, in a form satisfactory to the City Solicitor and the Director of Engineering and 
Public Works for: 

a. building encroachments; and 
b. anchor-pinning in the City right-of-way. 

Heritage Alteration Permit with Variances No. 00236 

That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council, and after the Public Hearing for Rezoning Application No. 00701, if it is approved, 
consider the following motion: 

No. 00236 for 1314 and 1318 Wharf Street, in accordance with: 

1. Plans date stamped August 10, 2020. 

2. The Conservation Plan for the Caire and Grancini Warehouse at 1314 Wharf Street, 
date stamped October 22, 2019. 

3. The Conservation Plan for the Fraser Warehouse at 1316-1318 Wharf Street, date 
stamped October 22, 2019. 

4. Development meeting all Zoning Regulation Bylaw requirements, except for the 
following variances: 

a. Reduce the required short term bicycle parking spaces from 10 to 0; and 

b. Increase the maximum permitted height from 8 metres to 21 metres. 

5. Final plans to be generally in accordance with the plans identified above, to the 
satisfaction of the Director of Sustainable Planning and Community Development. 

6. The applicant provide details regarding their intended process for commissioning a story 
wall for the north elevation of the building, including an artist selection process, scope and 
content, and an explanation for how their project will consider the Indigenous cultural 
heritage of the waterfront public realm, to the satisfaction of the Director of Sustainable 
Planning and Community Development. 

7. The applicant providing a lighting plan for the heritage buildings, to the satisfaction of 
the Director of Sustainable Planning and Community Development. 

8. Submission of revised plans showing a suitable location on private property for the 
required Pad Mounted Transformer (PMT) unit to the satisfaction of the Director of 
Sustainable Planning and Community Development and Director of Engineering & 
Public Works. 

9. Heritage Alteration Permit lapsing two years from the dat  

LEGISLATIVE AUTHORITY 

In accordance with Section 479 of the Local Government Act, Council may regulate within a zone 
the use of land, buildings and other structures, the density of the use of the land, building and 
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other structures, the siting, size and dimensions of buildings and other structures as well as the 
uses that are permitted on the land and the location of uses on the land and within buildings and 
other structures. 

In accordance with Section 482 of the Local Government Act, a zoning bylaw may establish 
different density regulations for a zone, one generally applicable for the zone and the others to 
apply if certain conditions are met. 

In accordance with Section 483 of the Local Government Act, Council may enter into a Housing 
Agreement which may include terms agreed to by the owner regarding the occupancy of the 
housing units and provided such agreement does not vary the use of the density of the land from 
that permitted under the zoning bylaw. 

In accordance with Sections 617 and 618 of the Local Government Act, Council may issue a 
Heritage Alteration Permit which may be subject to terms consistent with the purpose of the 
heritage protection of the property, including: (i) conditions respecting the sequencing and timing 
of construction, (ii) conditions respecting the character of the alteration or action to be authorized, 
including landscaping and the siting, form, exterior design and finish of buildings and structures 
and (iii) security. Council may refuse to issue a Heritage Alteration Permit for an action that, in 
the opinion of Council, would not be consistent with the purpose of the heritage protection of the 
property. 

 
EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
in response to proposed revisions to the Rezoning and Heritage Alteration Permit Applications for 
the property located at 1314 and 1318 Wharf Street (the Northern Junk Property). The proposal 
is to rezone the Northern Junk Property from the IHH Zone, Inner Harbour Heritage District, to a 
new zone to increase the density for the redevelopment of the site with a six-storey building that 
retains and incorporates two Heritage Designated buildings. The applicant has made revisions in 

at a Committee of the Whole (COTW) meeting on June 11th, 2020: 

That Council refer the application back to staff with the direction that the application adhere 
more to the heritage and old town guidelines. 

This report details revisions to the proposal made since the application was presented to COTW. 
The design revisions include: 

T
has been removed to fully expose the rear of the heritage building from the water and from 
the waterfront pathway.  
The glazing of the commercial space is now angled towards the heritage building so that 
its southwest corner is more visible from the harbour path and from Reeson Park.  
The existing parapet detail will be rebuilt below the soffit of the addition with a reveal 
provided. 
The applicant has removed the Pad Mounted Transformer (PMT) unit from the plans and 
proposes to locate it off-site to better expose the south elevation of the C + G Warehouse 
Staff do not support locating the PMT unit on public land and are recommending that plans 
be revised to show the PMT on private land in advance of the public hearing. 
The front (east) façade of the rooftop addition to the C + G Warehouse has been set back 
an additional 0.3 metres (1 foot) from the front façade of the heritage building to increase 
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the visual distinction between the two. The applicant has revised the dimensions and 
configuration of the inset balconies behind the façade.  
The waterfront walkway has been reconfigured and reduced in size to expose more of the 
natural shoreline along the proposed waterfront pathway. 
The west elevation of the addition above the C + G Warehouse has been pulled back 1.5 
metres (5 feet) to the east. Recessed balconies have been converted to smaller projecting 
balconies in order to reduce the mass of the building and reduce the extent that the 
addition overhangs the heritage building. 
The applicant has introduced a common rooftop amenity space.  
The height of the building has technically increased because the applicant has added an 
elevator to access the rooftop amenity space. The elevator enclosure technically counts 
as an additional storey under the Zoning Regulation Bylaw, and so the height has 
increased from 5 storeys (19.25 metres) to 6 storeys (21 metres). 
The overall density has decreased from 3.39 FSR to 3.38 FSR, with a floor area reduction 
of 12m2 
The staircase allowing pedestrians to access the harbour path from Wharf Street now 
features open risers to facilitate visibility and daylight to the space behind the stairs. This 

 

Design Revisions 

Working with staff, the applicant has incorporated several changes to the proposal to address the 

heritage and old town guidelines and introduce additional modifications in response to the 
commentary Council provided. 

The initial proposal included a glass enclosure around the entirety of the C + G Warehouse, the 
heritage building located on the south portion of the property. The glass enclosure has been 
removed, exposing the entire rear (west) face of the existing building. The change conserves the 
unobstructed views between the building and the water, and views of the rear façade from the 
harbour. According to the statement of significance, these are both character-defining elements 
of the warehouse and contribute to its heritage value. The improved conservation of these 
elements makes the proposal more consistent with Standards 1 and 3 of the Standards and 
Guidelines for the Conservation of Historic Places in Canada  
which state that projects should conserve heritage value, not remove or substantially alter 
character-defining elements and demonstrate a minimal intervention approach. The 
reconstructed and lowered parapet of the C + G Warehouse will also be more visible from the 
waterfront walkway and restaurant space. 

The entire west façade of the addition above the C + G Warehouse has been shifted back 
approximately five feet (1.5 metres) and balconies now project from the façade instead of being 
inset. The increased setback reduces the mass overhanging the heritage building on the 
waterfront frontage, improving views to the building while retaining direct outdoor balcony access 
for future residents within the addition. This has resulted in a slight reduction in the overall density 
from 3.39 to 3.38 FSR.   

To increase the level of distinguishability between the front elevation of the C + G Warehouse 
facing Wharf Street and the rooftop addition, the applicant has shifted the addition a further 0.3m 
back from the existing building face. This makes the proposal more consistent with Standard 11 
of the Standards and Guidelines, which urges new construction to be visually compatible with, 
subordinate to and distinguishable from the historic place. Staff explored further setbacks, 
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however these undermined the design intent of harmoniously integrating the heritage building 
within a larger composition. The applicant has also adjusted the shapes and dimensions of the 
east balconies to optimize livability with the reduced addition footprint. 

The revised proposal al
noted as areas that could be improved. These amendments include exposing more of the natural 
shoreline by narrowing and reconfiguring the harbour path. Whereas the harbour path was 
originally 5m in width and the patios were 4.8m in width, the harbour path has been reduced to 
4.5m in width and the angular patio areas reduced to a minimum of 4m in width. Areas between 

nd vegetation. Drawings 
now indicate the historical high and low water lines to show the minimized impact of the revised 
walkway alignment. A minimum pathway width of 5m is required, and the motion includes 
language to amend this on the plans, should this application be forwarded to a public hearing. 

The applicant has converted the proposed private rooftop terraces to a shared rooftop terrace 
open to all residents of the building and accessed through an elevator. 

Pad Mounted Transformer (PMT) Location 

To supply electrical service to the building, BC Hydro requires that the applicant accommodate a 
pad mounted transformer (PMT) unit in a location where BC Hydro personnel and trucks can 
access them from the public right-of-way. A PMT unit is a metal utility box containing electrical 
hardware mounted on a concrete pad. In previous versions of the project, the applicant positioned 
the PMT against the southeast corner of the C + G warehouse at the front of the building in an 
enclosure measuring 3.6m by 3.7m. The enclosure conceals a section of the exterior wall of the 
heritage building from public view. 

In response to the June 11 Council motion, the applicant removed the PMT from the plans and 
proposed to locate it off-site on public land to improve views to the south wall of the C + G 
Warehouse. While this would provide better visual access to the heritage building, it would require 
the PMT to be located somewhere in Bridgehead Green, a public open space across the street. 
Some proposed locations in Bridgehead Green would impact the critical root zones of bylaw 
protected trees. Other proposed locations visually detract from the naturalistic ambiance of the 
space when viewed from Wharf Street.  

The approach typically taken with development, is that any new private infrastructure, such as a 
PMT, not encumber public land except in rare cases where it is technically impossible for the 
applicant to do so on their own site. In this case, the applicant can accommodate the PMT on 
their own site, so staff are recommending that Council require the plans to be revised to show the 
PMT in a suitable location on private land, in advance of the public hearing.  

CONCLUSIONS 

The proposed revisions respond to the Council motion, bringing the project more in line with the 
applicable Design Guidelines & Heritage policies, subject to the plan revisions that are identified 
in the recommendation. Therefore, staff recommend that Council consider advancing the 
application to a public hearing. 

ALTERNATE MOTION 

That Council decline Rezoning Application No. 00701 and Heritage Alteration Permit with 
Variances Application No. 00236 for the property located at 1314 and 1318 Wharf Street. 
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Respectfully submitted,

Miko Betanzo
Senior Planner Urban Design
Development Services Division

Senior Heritage Planner
Development Services Division

Karen Hoese, Director
Sustainable Planning and Community
Development Department

Report accepted and recommended by the City Manager:

Date:

List of Attachments

Attachment A: Subject Map
Attachment B: Aerial Map
Attachment C: Plans date stamped August 10, 2020
Attachment D: Letter and Booklet from applicant to Mayor and Council dated August 10,
2020
Attachment E: Staff reports and attachments for Rezoning Application No. 00701 and
Heritage Alteration with Variances Application No. 00236 dated June 11, 2020.
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File No: 171-10644-00 Date: July 26th, 2017

To: Crosstown Properties (Wharf Street) Ltd. From: Mitch Laseur, BCLS
305 - 111 Water Street WSP Canada
Vancouver, BC V6B 1A7 301 – 3600 Uptown Boulevard

Victoria, BC V8Z 0B9
Phone 250.384.5510

Attention: Juan Pereira

RE: AREA CALCULATION – ABOVE AND BELOW PRESENT NATURAL BOUNDARY 
LOT 182F; LOT 182G, LOT 182A, and CLOSED ROAD PLAN EPP8684;
BEING THE PROPOSED JOHNSON STREET GATEWAY SITE

This letter is written to verify the areas of the above noted properties.  The properties in question contain
land falling below the Present Natural Boundary.  We confirm that our interpretation of the Present 
Natural Boundary is coincident with the definition of the Ordinary High Water Mark. 

To clarify the allocation of these areas we have prepared the attached sketch detailing those areas above 
and below the Present Natural Boundary.  

In summary:

The total area above the Present Natural Boundary for these properties is 4,152 square meters.

The total area below the Present Natural Boundary for these properties is 646 square meters.

Regards,

Mitch Laseur, BCLS
Branch Manager / Land Surveyor, Victoria Geomatics
Cc: Adrian Politano, Rory O’Connell, Sheila Middleton
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301 – 3600 Uptown Boulevard
Victoria, BC  V8Z 0B9
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WSP Surveys (BC) Limited Partnership
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byyz{|}~����z�����������{��YNhEtBJGKN�GuihNEqgEIJBKLDOiNJtBDgBKNGCgJNLuNKDEqDgNJiNCDFIuGhEKLtBDggBLgphNsNhJDFGDNLBCjBFNCDBEKJqEFrBDOGCDBEK�
MIiiEFD�iGFDKNFJgBiJ�tBDg�JNKBEF�hNsNhJ�Eq�LEsNFKuNKD ]FBEFBDO�GFNGJ�qEF�rBDOphNj�BKBDBGDBsNJ MIiiEFD�]BhED�]FEwNCD VGCBhBDGDN�GjNvIGDN�EsNFGhh�JIiihO]EhBCO�JIiiEFDBKL�jBsNFJBDO�GKj�GDDGBKGnBhBDO

<�$-&+�)���-$&)*-%��)>/-,(�/&*%&'(+������3����������������������������������� ¡�0�����¡¢��£������������¤���¥¦�� ���������§§�¢��̈�§��§����£������� ����¤���� ¡����©��������� ��� ��̈������ ����¦��� ¡����©����£����� ������§§�¢



�����������	
�

���������������



����������	�
�������������������������������������������������������������������������� ��

�!��"#!$�%�&!'()*+,�-.��!$/-.$(�0'(1�2*/.�"/�/-.�-."3�!4�/-.�0!-(2!(�5/$../�6$*37.�8$.2.(/2�'(*9'.�2./�!4�!88!$/'(*/*.2�"(3�)-"++.(7.2����-.�2*/.�*2�*(�"�8$!:*(.(/�8!2*/*!(�*(�/-.�&*/#�;./<..(��+3=�!<(�"(3��((.$=-"$;!'$��&'$$.(/+#�*2!+"/.3�;./<..(��..2!(��"$1�/!�/-.�2!'/-�"(3�/-.�"2=#./�'(3.>(.3�6$*37.-."3��$..(�8"$1�/!�/-.��!$/-,�/-.�2*/.�!44.$2�/-.�8!/.(/*"+�/!�)!:8+./.�"�1.#�8*.).�!4�/-.�8';+*)�$."+:�"(3�(.*7-;!'$-!!3�$.?*/"+*@"/*!(�/-$!'7-�*/2�3.2*7(�"(3�3.?.+!8:.(/��-.�8$!8!2.3�3.?.+!8:.(/�$.28!(32�/!�"�(':;.$�!4�8+"((*(7�"(3�'$;"(�3.2*7(�!;A.)/*?.2�2./�4!$/-�*(�/-.��&��"(3�&!$.��$."��+"(2����(�8"$/*)'+"$,�*/�<*++�8$!?*3.�-!'2*(7�3*?.$2*/#�*(�/-.�4!$:�!4�(.<�$.(/"+�"8"$/:.(/2,�"(�'87$"3.�!4�/<!�-.$*/"7.�;'*+3*(72,�*:8$!?.�8';+*)�")).22�/!�/-.�<"/.$4$!(/�"(3�2'88!$/�.)!(!:*)�"(3�2!)*"+�?*/"+*/#�*(�/-.�"$.",�"++�<*/-*(�"�;'*+/=4!$:�/-"/�*2�*(�1..8*(7�<*/-�/-.�7!"+2�!4�"$."�3.2*7(�7'*3.+*(.2��-.�8$!A.)/�)!(2*2/2�!4�"�:'+/*='(*/�$.2*3.(/*"+�"8"$/:.(/�;'*+3*(7�2./�"/!8�/-.�.B*2/*(7��!$/-.$(�0'(1�<"$.-!'2.�;'*+3*(72�C&"*$.�%��$"()*(*�D"$.-!'2.�"(3��$"2.$�D"$.-!'2.E�/-"/�"$.�/!�;.�$.-";*+*/"/.3�"(3�*()!$8!$"/.3�*(/!�"�:*B.3='2.�3.?.+!8:.(/���-.�8$!A.)/�;$*(72�/!7./-.$�")/*?.�7$!'(3�+.?.+�'2.2,�(.<�-!'2*(7�!8/*!(2,�"(3�"(�*(/.7$"/.3�8';+*)�")).22�"(3�.B/.(2*!(�!4�/-.�8';+*)�<"/.$4$!(/�<"+1<"#����$.?*!'2�*/.$"/*!(2�!4�/-.�8$!A.)/�.(?*2*!(.3�"�)!:8$.-.(2*?.�$.3.?.+!8:.(/�!4�&*/#=!<(.3�+"(32�/!�/-.��"2/�"(3��!$/-�!4�/-.�2*/.F�/-.�)'$$.(/�8$!8!2"+�2..12�=<*/-*(�"�:')-�2:"++.$�4!!/8$*(/=�/!�2/*++�3.+*?.$�8';+*)�$."+:�"(3�-.$*/"7.�8$.2.$?"/*!(�"(3�$.-";*+*/"/*!(,�"(3�)!(/$*;'/.�/!�/-.�.)!(!:*),�2!)*"+,�"(3�"$)-*/.)/'$"+�?*/"+*/#�!4�/-.�(.*7-;!'$-!!3����-.�("/'$.�!4�/-.�3.?.+!8:.(/�-!<.?.$�;.)!:.2�+.22�";!'/�"�+"(3:"$1�2/$')/'$.�:"$1*(7�"�7"/.<"#,�;'/�$"/-.$�"(�.B/.(2*!(�!4�;'*+/�8"//.$(2�*(�/-.�"$."�+."?*(7�/-.�&*/#=!<(.3�+"(32�<*/-�8!/.(/*"+�4!$�4'/'$.�3.?.+!8:.(/�

GHIJKLMNIGKHO
PQRSTURP�VWPXYRQYURSZ�[\PU
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MNOPQRON�SQ�TQSU�VRW�OSVXX�TQYYNRSO�QR�QMZ[ZRV\�O]̂ YZOOZQR_
PMQ̀ ZWN�[MNVSNM�NaPQO]MN�QX�SbN�UNOS�XVTVWN�QX�SbN�TVZMN�VRW�[MVRTZRZ�UVMNbQ]ONc�ZRT\]WZR[�SbN�PVMVPNSc

[NRNMV\�TQYYNRSO
ONS�̂VTd�NVOS�XVTVWN�QX�SbN�VWWZSZQR�V̂ Q̀ N�SbN�TVZMN�VRW�[MVRTZRZ�UVMNbQ]ONc NaP\QMN�PQOOẐZ\ZSe�QX�V�TQYYQR�MQQXSQP�VYNRZSe�OPVTNc

MǸ ZON�UVSNMXMQRS�UV\dUVe�SQ�V\\QU�XQM�[MNVSNM�NaPQO]MN�QX�SbN�RVS]MV\�ObQMN\ZRNc
P]\\�̂VTd�SbN�UNOS�XVTVWN�QX�SbN�VWWZSZQR�V̂ Q̀ N�SbN�TVZMN�VRW�[MVRTZRZ�UVMNbQ]ONc

PMQ̀ ZWN�[MNVSNM�NaPQO]MN�QX�SbN�OQ]Sb�OZWN�QX�SbN�TVZMN�VRW�[MVRTZRZ�UVMNbQ]ON�VRW�NaP\QMN�MN\QTVSZR[�SbN�PYScf ghi
jkl
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Committee of the Whole Report 
For the Meeting of June 11, 2020 

To: Committee of the Whole  Date:  May 14, 2020 

From: Karen Hoese, Director, Sustainable Planning and Community Development 

Subject: Rezoning Application No.00701 for 1314 and 1318 Wharf Street 

RECOMMENDATION 

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that 
would authorize the proposed development outlined in Rezoning Application No. 00701 for 1314 
and 1318 Wharf Street, that first and second reading of the Zoning Regulation Bylaw 
Amendment be considered by Council and a Public Hearing date be set once the following 
conditions are met: 

1. Plan revisions to include frontage works 
Development Servicing Standards and minor plan corrections to the satisfaction of the 
Director of Sustainable Planning and Community Development. 

2. Preparation of the following agreements, registered on title by the applicant, to the 
satisfaction of City staff: 

a. Statutory Right-of-Way for public access over the area dedicated to the Harbour 
Pathway and the internal alley between the two heritage buildings, to the 
satisfaction of City staff; 

b. Housing Agreement to secure 47 residential rental units as rental in perpetuity, to 
the satisfaction of the City Solicitor; 

c. Section 219 Covenant to secure off-site tree replacement at a four to one ratio 
with a cash in lieu contribution with values set per the Tree Preservation Bylaw 
(Bylaw No. 05-106) for public realm improvements, and a cash in lieu contribution 
for off-site short term bicycle parking; and 

d. A legal agreement to ensure that building amendments would be made along the 
north property line to comply with building code requirements should a building 
be proposed for the property located at 1324 Wharf Street. 

3. That Council authorize the Mayor and City Clerk to execute encroachment agreements, 
to be executed at the time of the building permit approval, if the other necessary 
approvals are granted, in a form satisfactory to the City Solicitor and the Director of 
Engineering and Public Works for: 

a. building encroachments: and 
b. anchor-pinning in the City Right-Of-Way. 



Committee of the Whole Report May 14, 2020 
Rezoning Application No.00701 for 1314 and 1318 Wharf Street Page 2 of 14 

LEGISLATIVE AUTHORITY 

In accordance with Section 479 of the Local Government Act, Council may regulate within a 
zone the use of land, buildings and other structures, the density of the use of the land, building 
and other structures, the siting, size and dimensions of buildings and other structures as well as 
the uses that are permitted on the land and the location of uses on the land and within buildings 
and other structures. 

In accordance with Section 482 of the Local Government Act, a zoning bylaw may establish 
different density regulations for a zone, one generally applicable for the zone and the others to 
apply if certain conditions are met. 

In accordance with Section 483 of the Local Government Act, Council may enter into a Housing 
Agreement which may include terms agreed to by the owner regarding the occupancy of the 
housing units and provided such agreement does not vary the use of the density of the land 
from that permitted under the zoning bylaw. 

EXECUTIVE SUMMARY 

The purpose of this report is to present Council with information, analysis and recommendations 
for a Rezoning Application for the properties located at 1314 and 1318 Wharf Street.  The 
proposal is to rezone from the IHH Zone, Inner Harbour Heritage District, to the Old Town 
District 1 Zone (OTD-1), with site-specific regulations to increase the density for the 
redevelopment of the site with a five- storey building that retains and incorporates two heritage 
buildings.  

The proposed amenities associated with this Application comprise of: 

 an internal alleyway and elevator to provide access between the waterfront and Wharf 
Street, accessible to the public in perpetuity and secured via a Statutory Right-of-Way 
during daylight hours 

 construction of a section of the Harbour Pathway fronting the subject property to City 
standards, accessible to the public in perpetuity and secured via a Statutory Right-of-
Way 

 a mural art feature on the north building wall 
 tree replacement at a four to one ratio 
 the rehabilitation and seismic upgrading of the two heritage properties on 1314 and 1318 

Wharf Street. 
 

A third-party economic analysis of the lift in land value resulting from the proposed rezoning has 
been undertaken.  As detailed in the attached report, a lift in land value does not result after 
accounting for the heritage restoration, public realm improvements and rental tenure amenity 
contributions proposed. 

The following points were considered in assessing this application: 

The Official Community Plan (OCP, 2012) Urban Place Designation is Core Inner 
Harbour/Legislative.  The proposal is consistent with the land use and density policies of 
this designation and the envisioned public realm improvements with the provision of a 
portion of the Harbour Pathway.  Additionally, the five-storey massing meets the place 
character features and anticipated built form for this area. 

The proposal advances OCP objectives related to improving the public realm through 
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the provision of a portion of the Harbour Pathway and an active street-scape, advancing 
sustainability objectives by contributing to a compact urban settlement close to transit 
and jobs as well as through the adaptive reuse of existing buildings.  Economic viability 
objectives are also advanced by proposing a mixed-use development to contribute 
toward supporting local businesses.  Heritage preservation objectives are advanced by 
seismically upgrading and preserving the majority of two heritage-designated buildings. 

The Downtown Core Area Plan (2011) includes the site in the Inner Harbour District and 
key objectives of this district are advanced with this application, including: strengthening 
the district for tourism, heritage, and economic development, developing and maintaining 
a cohesive, well-designed and vibrant waterfront area, advancing the waterfront pathway 
to the north and creating connections to the waterfront.  

 The proposal advances policies of the Victoria Harbour Plan (2001) specifically through 
the inclusion of the Harbour Pathway
protecting heritage buildings from demolition and by developing the site as a lively, 
active, public area. 

 The proposal generally meets the intent of the Old Town Design Guidelines (2019) in 
terms of building mass, siting, street rhythm, facade composition open space 
relationship, materials and finishes and liveability; but it is not consistent with the 
hierarchy policy for rooftop additions. 

BACKGROUND 

Description of Proposal 

This application is to rezone from the IHH Zone, Inner Harbour Heritage District, to the Old 
Town District 1 Zone (OTD-1), with site-specific regulations to increase the density for the 
redevelopment of the site with a five- storey building that retains and incorporates two heritage 
buildings.  

The proposal includes the following major design components: 

a sloping site with five storeys at Wharf Street and six storeys at the habour edge  
the rehabilitation and seismic upgrading of two designated heritage buildings 
a five-storey addition to the south heritage building that encapsulates the south and west 
exterior walls of the existing building in glass 
brick masonry on the rooftop additions and terracotta masonry on the south addition 
construction of the Harbour Pathway  
elevator access from Wharf Street to the Harbour Pathway 
public access through a central alley between the two heritage buildings 
timber decking on the waterfront pathway and lower central alley and stone paving on 
the west patio areas 
sedum green roof on the four-storey rooftop addition.  

The following differences from the current zone are being proposed. 

increase in density from 1:1 floor space ratio (FSR) to 3.39 FSR 
increase in height from 8m to 19.1m 

Affordable Housing  

The applicant proposes the creation of forty-seven new residential units which would increase 
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the overall supply of housing in the area.  A Housing Agreement is proposed to secure all forty-
seven units as rental in perpetuity. Units range in size from approximately 410 to 1100 square 
feet (38 102m2) and include:

Four studio units
Thirty one-bedroom units
Nine two-bedroom units 
Four three-bedroom units 

Tenant Assistance Policy 

The proposal is to redevelop two existing buildings; however, these buildings have never 
included residential uses and have been vacant for over four decades.  As such, a Tenant 
Assistance Plan is not required.   

Sustainability  

Sustainability features include: 

adaptive re-use of existing buildings 
low energy fixtures and equipment and mechanical heat recovery 
energy efficient glazing with low-e coatings, high efficiency water fixtures and green 
roofs. 

Active Transportation  

A key element of the Greenways Plan and the Parks Master Plan is the completion of the 
proposed Harbour Pathway system.  Among many objectives, both plans aim to encourage 
people to walk or use some other form of non-motorized transportation.  The proposed section 
of the Harbour Pathway advances this active transportation objective. 

Public Realm  

The application includes construction of the Harbour Pathway for the section of the pathway 
fronting the property.  Its proposed design considers the connection to the existing south portion 
of the pathway and is proposed at an elevation that would maintain an accessible grade with the 
recently completed underpass path below the Johnson Street Bridge. 

Recognized in both the Official Community Plan and Downtown Core Area Plan, the Harbour 
Pathway is identified as a key public amenity intended to offset growth pressures on existing 
public amenities that may result from an increased number of users.  Additional connections to 
the waterfront are also promoted as a key City public realm objective.  In line with these goals, 
this application proposes a publicly accessible alleyway to the waterfront between the two 
heritage buildings as well as a portion of the Harbour Pathway. The east-west alley connection 
to the waterfront includes a publicly accessible elevator to accommodate the grade change 
between the sidewalk and Harbour Pathway, to be accessible during daylight hours.  The 
property dimensions, grade change and heritage buildings make a ramp at this location 
unfeasible. 

Public art is encouraged as a public realm amenity as a place character feature within the Core 
Inner Harbour Legislative designation.  To address this objective, the applicant is proposing a 
mural art feature on the north wall of the new building.  
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To mitigate the impact of the proposed tree removal and as a contribution toward public realm 
improvements, the applicant has offered to provide four replacement trees for every one tree 
proposed to be removed. 

While not considered a public realm amenity, it is noted in the recommended motion to Council 
that plan revisions are required to include 
and Development Servicing Standards and relevant City policies. At this time, a preferred road 
closure and turn-around design has not been confirmed and as such has not been indicated on 
the plans. City staff are advancing a design for this in-line with the planned road closure for this 
section of Wharf street. 
 
The proposed public realm improvements will be secured with covenants, registered on the 
propert ing Regulation 
Bylaw Amendment. 

Accessibility  

The British Columbia Building Code regulates accessibility as it pertains to buildings.  As noted 
above, the application includes a publicly accessible elevator to provide an accessible option to 
reach the Harbour Pathway through the subject property lands.  

Land Use Context 

The subject lands are on  The immediate area contains the following 
significant features: 

the new Johnson Street Bridge to the north 
two empty waterfront parcels, immediately adjacent to the north  
a waterfront location with outward views to the harbour and inward views from the water 
and the Songhees Peninsula 
Reeson Park is adjacent to the south 
the site is within itage buildings and 
streetscapes, and is the gateway into Downtown from Victoria West. 

Existing Site Development and Development Potential 

The site is presently occupied with two vacant heritage designated buildings and surface 
parking.  Under the current IHH Zone, Inner Harbour Heritage District, the property could be 
developed to a height of approximately two storeys (8m) with a density of one to one FSR.  The 
uses permitted in this zone include commercial, residential, clubs, restaurants and recreation 
facilities. 

Data Table 

The following data table compares the proposal with the existing IHH Zone, Inner Harbour 
Heritage District, and relative OCP Policy.  An asterisk is used to identify where the proposal 
does not meet the requirements of the existing Zone. 

Zoning Criteria Proposal Zone Standard 
IHH Zone OCP Policy 

Site area (m2)  minimum 1,218 n/a n/a 
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Zoning Criteria Proposal Zone Standard 
IHH Zone OCP Policy 

Density (Floor Space Ratio)  
maximum 3.39 * 1.0 Up to 4.0 : 1.0

Total floor area (m2)  maximum 4,128 n/a n/a 

Height (m)  maximum 19.1 * 8.00 n/a 

Storeys  maximum 
5  

(6 perceived from the 
waterfront) 

n/a 5 

Setbacks (m)  minimum    

Front (Wharf Street) 0.00 0.00  

Rear (west - waterfront) 13.84 7.5  

Side (north) 0.00 0.00  

Side (south) 0.00 0.00  

Vehicle parking  minimum 0 n/a n/a 

Bicycle parking  minimum    

Long Term 69 60  

Short Term 0 * 9  

Relevant History  

In 2010, the City of Victoria granted the applicant permission to submit a rezoning application for 
a comprehensive development that utilized adjacent City-owned lands, subject to a successful 
rezoning.  Several different redevelopment proposals have been pursued by the applicant since 
then, but none advanced to a public hearing for the necessary rezoning.  

All previous proposals considered utilizing the two empty City parcels to the north of the site and 
portions of closed road right-of-way associated with the construction of the new alignment of the 
Johnson Street Bridge. This application is no longer pursuing a comprehensive development 
approach and, instead, focuses development on the parcel wholly owned by the applicant.  

Community Consultation 

Consistent with the Community Association Land Use Committee (CALUC) Procedures for 
Processing Rezoning and Variance Applications, the applicant has consulted the Downtown 
CALUC at a Community Meeting held on June 12, 2019.  A letter dated September 10, 2019 is 
attached to this report. 

ANALYSIS 

This analysis focuses on land use, density, public realm impacts and OCP objectives which are 
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a Zoning Regulation Bylaw amendment. The 
concurrent Heritage Alteration Permit with Variances Application report (application No. 00236) 
provides the heritage conservation and building design analysis relative to heritage 
considerations.  The following City polices were used to assess the Rezoning Application: 
Official Community Plan (2012), Downtown Core Area Plan (2011), Victoria Harbour Plan 
(2001) and the Old Town Design Guidelines (2019).  

Official Community Plan 

The Official Community Plan (OCP, 2012) sets out thirteen topic areas with respective goals, 
objectives and policies.  The analysis below is organized under each topic area and s
recommendation is based on an assessment of these policies, with a focus on highlighting 
where the application is consistent.  Not all applications advance all OCP objectives and 
therefore not all consistencies and inconsistencies are highlighted.  However, where significant 
departures are evident, a more full analysis is provided. 

Land Management and Development 

Key land management and development goals relate to creating a bustling downtown and 
harbour that is a prominent centre for business, government and arts and culture.  Urban place 
designations are established under this heading to identify the built form, place character, 
density and land uses to support the development of a diversity of places across the City.  The 
proposed densities and uses are consistent with the Core Inner Harbour/Legislative designation 
in the Official Community Plan.  Under this designation, buildings adjacent to the harbour are 
envisioned as being from one to five storeys with floor space ratios up to 4:1.  The proposal is 
for a five-storey building with a floor space ratio of 3.39 to 1.0. 

Other land management and development objectives aim to develop an economically vital, 
socially vibrant, and an attractive mixed-use urban centre.  This area of the City has historically 
sat vacant and frequent tenant turnover has been evident within nearby commercial buildings.  
With the proposal for a mix of residential and commercial uses, at a density capable of 
supporting some commercial activity, these aforementioned goals are more likely supported 
than if the proposal only sought a single storey of commercial activity at this location, in accord 

. 

The proposal for significant public amenities in this area also advances objectives to support 
livable communities and to create opportunities to improve public and accessible access to the 
waterfront.  Supporting increased densities is also outlined as a way to encourage the seismic 
upgrading of heritage buildings within Downtown and to foster public realm improvements. 
Responding to this policy, the seismic upgrading and public realm amenities being offered are 
commensurate to the value of additional density being sought, as indicated in the land lift 
analysis. 

Transportation and Mobility 

Under the Transportation and mobility topic area, the proposed portion of the Harbour Pathway 
advances a number of objectives related to: 

completing and connecting portions of the waterfront greenway 
enhancing the public realm to support increased pedestrian traffic  
creating incentives to position downtown as the destination of choice. 
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Compact and dense new development as proposed also supports transportation objectives by 
supporting downtown businesses, improving downtown vitality and by adding residential and 
employment opportunities to support public transit. 

Placemaking, Urban Design and Heritage

The objectives under this topic area seek to b its identity as a 
provincial capital with an iconic harbour by contributing to the goals of sustainability, social and 
economic vibrancy and by creating a sense of place, while balancing heritage considerations for 
present and future generations.  This application adds to the social and economic vibrancy of 
the area by proposing a mixed-use development while balancing heritage considerations by 
seismically upgrading and restoring the majority of significant heritage elements within the 
existing buildings. 

The application is 
development by proposing low sca
development, consistent with City urban form policies and adjacent buildings, both historic and 
recent. 

Aspects of the application that promote design excellence and sensitive infill include: 

architectural proportions that are deferential and complementary to a heritage context  
high quality materials suitable for a waterfront location within a heritage area 
general distinguishability between existing, heritage portions of the building and the 
additions, within a cohesive architectural composition that is consistent with the 
character of the area 
rehabilitation and seismic upgrading of the heritage buildings and the retention of the 
majority of the heritage character defining features. 

Sense of place, placemaking and vibrancy are policy objectives that feature frequently within the 
OCP.  To achieve these objectives, urban design principles around creating enclosure, defining 
spaces with structures and adhering to streetscape principles are promoted.  Areas without 
these characteristics often lack the density or concentration of activities to create vibrancy, 
support local businesses or attract and retain interest and often do not feel safe.  At five storeys, 
the application is consistent with the relevant policies that inform street wall heights. 

The proposed Harbour Pathway and development along the edge of Reeson Park also 
contribute to a sense of place by providing a key urban design feature and an active edge to an 
under-utilized park.  The relationship between the proposed building and park also achieves 
urban design objectives for passive surveillance of the park, which helps activate the area and 
contributes to a sense of safety. 

Heritage property is conserved as a resource for present and future generations with the 
retention, seismic upgrading and adaptive re-use of the heritage buildings.  The application also 
enhances the heritage value of the existing buildings by rehabilitating and reactivating them 
after numerous years of dormancy and decay.  The concurrent Heritage Alteration Permit with 
Variances Application report provides further analysis of the a
design aspects of the proposed heritage retention. 

A number of Harbour and waterfront objectives are also advanced with this application through:

urban design that enhances the Harbour as a marine gateway while maintaining views 
and providing improved access to the waterfront 
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enabling continuous public access along the waterfront through the inclusion of a portion 
of the Victoria Harbour Pathway 
new development with form and character that contributes to and complements the 
skyline of the Core Historic area 
retention of heritage property. 

Parks and Recreation 

The Harbour Pathway also features as a policy objective under the Parks and Recreation topic 
area. A linear network of pedestrian paths is a major goal in this section of the OCP, and the 
development of this portion of the Harbour Pathway contributes to citywide and local area needs 
for a continuous, publicly-accessible Harbour Pathway, a vital part of the regional network of 
parks, open space, trails and recreational facilities. 

Infrastructure 

Under the Infrastructure topic area in the OCP, polices generally speak to enabling the urban 
growth concept to provide funds to pay for infrastructure maintenance and capital costs and to 
provide and improve parkland and community amenities.  The application advances these 
objectives generally, and specifically improves community amenities with the proposed array of 
public realm amenities.  The mixed-use nature of the proposal also helps to manage growth 
through intensification which minimizes the need for new infrastructure, something a single-use, 
single storey proposal may not achieve. 

Climate Change and Energy 

OCP policies promote the reduction of community greenhouse gas emissions through compact 
land use patterns and by creating networks and amenities for cyclists, pedestrians and other 
forms of personal mobility.  The proposed density, mixed-use nature of the proposal and 
proposed pedestrian only amenities and spaces help to advance these goals.  Additionally, 
encouraging building retention and re-use is a policy objective which is further emphasized with 
policies that support and enable the re-use and retrofit of buildings through municipal 
regulations and incentives, such as increased density. 

Housing and Homelessness 

This application expands the supply of rental housing and housing choice to meet the needs of 
residents at different life stages and facilitates aging in place. All forty-five units are proposed as 
rental, to be secured via a housing agreement in perpetuity. 

Economy 

Economic objectives in the OCP speak to supporting commercial activity in the downtown 
through encouraging development of vacant lands, addressing barriers to economic 
performance and, more specifically, strengthening the harbour as an economic gateway by 
creating an attractive working waterfront. These objectives are advanced through this proposal 
by adding uses, both commercial and residential, to revitalize this currently vacant area.  

Promoting a new City image as a vibrant, diverse and creative city, while retaining the 
importance of heritage, history and tradition is another OCP economic objective the application 
supports.  
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High priority improvements to important gateways, such as the Inner Harbour are outlined in the 
This policy speaks to the importance of highly visible areas of the 

City that can influence economic perspectives and City identity.  Leaving vacant buildings to 
deteriorate and devoting waterfront areas to parking would be inconsistent with this policy. 
Conversely, encouraging and supporting the redevelopment of these areas helps to advance 
this objective and few sites in the City are as conspicuous as the one presently considered. 

Improvements to conspicuous locations that strengthen the appeal of Victoria along with the 
creation of an attractive and vibrant waterfront are additional tourism and visitor service 
objectives advanced by this application.  Retaining and enhancing the historic character of 
Victoria is also an objective related to tourism and economic vibrancy.  Here, the revitalization 
and active use of two of the C furthers this aim.  The increased 
density sought through this application also follows policies that incentivize rehabilitation and 
seismic upgrades of heritage buildings historic tourism appeal. 

Community Wellbeing 

In line with community wellbeing objectives in the OCP, this application provides community 
services in the form of the waterfront pathway that helps to address a fair distribution of 
community amenities across the City.  The proposed waterfront pathway provides open space 
suitable for a downtown environment where open space is typically less prevalent.  The 
proposed elevator also provides accessible access to the waterfront which helps to advance 
equitable accessibility throughout downtown and particularly for the waterfront. 

Development Permit Area 9 (HC): Core Inner Harbour 

The subject property is located within Development Permit Area 9 (Heritage Conservation): 
Core Inner Harbour.  The related objectives for this DPA are to revitalize key waterfront areas, 
conserve heritage buildings and to enhance the inner harbour through high quality architecture. 
Due to the unique characteristics of the subject property, its relative isolation from other parts of 
the Downtown and the historical dormancy of this location, revitalization of the key waterfront 
area is a pressing objective this application advances.  Objectives to conserve the two heritage 
buildings at this location are achieved and a high standard of architecture is evident with this 
application. 

Downtown Core Area Plan 

The application advances a number of objectives for the Inner Harbour District. Specifically 
through: 

strengthening tourism and economic development by completing a portion of the 
Harbour Waterfront Pathway 
revitalizing and reactivating heritage buildings and supporting economic development 
with the proposed mixed-use buildings 
contributing toward a well-designed and vibrant waterfront. 

Specific policies related to assessing scale and mass relate to maintaining the urban 
amphitheatre concept for the City, where building heights remain low near the harbour and 
gradually increase further inland.  The proposed five storey building meets this intent and 
continues the historic pattern of development on the waterfront. The proposal is also compatible 
with DCAP policies that promote contemporary designs that reflect and complement the 
traditional urban context.  This is achieved though the proposed traditionally inspired wall to 
window ratios, three-part facade composition, materials and building proportions. 
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Other policies related to assessing scale and mass focus on creating complementary massing, 
proportions and building spacing similar to the surrounding context and relating new buildings 
on the waterfront to the existing street wall scale.  Here again, the application accords with 
these objectives by expressing the heritage building footprint scale into the proposed upper 
storeys and by proposing a building height similar to the height of adjacent buildings. 

Old Town Design Guidelines for New Buildings and Additions to Existing Buildings 

The subject property is within the waterfront  within the Old Town Design Guidelines 
(2019).  Staff consider the application to be consistent with the majority of policies within these 
guidelines, with the exception of the hierarchy policy intent for rooftop additions.  
recommended support for the application, despite this inconsistency is based largely on the 
number of other policies within the OCP, DCAP and the Harbour Plan that the application 
advances as well as a number of unique aspects of this application. 

The hierarchy policy promotes rooftop additions to be smaller in scale and subordinate to the 
heritage buildings they are on. To achieve this objective, the policy suggests setbacks of four 
metres from the facade of the building and additions no larger than the heritage buildings 
themselves.  For this application, this objective is not achieved.  A four-metre setback at both 
the waterfront and street facades of the heritage buildings, with a single storey addition would 
create a building addition of approximately 340m2 (3,600 square feet).  This would yield 
approximately four averaged size residential units. The guidelines, however, recognize that the 
ability to fully meet each design guideline may be influenced by land use, lot size, topography 
and the overall complexity of development. The unique dual frontage aspect of this site and 
single-storey heritage buildings mean that any rooftop addition capable of providing amenity 
contributions to restore the heritage buildings and provide the public amenities outlined within 
the OCP would not accord with this policy. 

The location and setting of the subject property is unique in Victoria. It is isolated from 
downtown by a park at its south boundary and empty city parcels and the Johnson Street Bridge 
to its north.  To its east, a large traffic island and a closed traffic lane further separate the site 
from connections to the City. At its widest, the road right-of-way fronting the subject site is fifty-
eight metres, nearly twice that of Douglas Street, the widest road in downtown Victoria. The 
harbour, on the western edge of the site, again isolates the site from connections to and with 
downtown. Future development to the north of the site, on the empty City parcels, may help to 
anchor and support this proposal within a street wall, however, its current isolation provides a 
rationale to support the density proposed to help achieve policy objectives for vibrancy and 
activity. Additionally, advancing public realm goals, particularly for the Harbour Pathway, would 
clearly be less tenable with a reduced scale of development.  This area of the City has long 
suffered a detrimental lack of vibrancy, counter to OCP objectives.  Adding density to this area 
will help address this shortfall; however, without inclusion of the properties to the north, a 
rooftop addition is necessary. 

Conservation of the heritage character is advanced with this application, consistent with the 
guidelines, through the restoration of missing features and original window openings as well as 
the retention of all four walls of the heritage buildings and the majority of heritage aspects 

 

Because the application is consistent with the majority of policies within the Old Town Design 
Guidelines, the uniquely isolated site, the small scale and dual frontage existing conditions and 
the likelihood of realizing the broader OCP amenity objectives for heritage preservation and 
public realm improvements, staff recommend that the inconsistency with the hierarchy policy is 
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outweighed by the collective consistency with a majority of policies specific to this high priority 
location. 

Victoria Harbour Plan 

The proposal is at the edge of the Bastion Site in the Inner Harbour Area of the Victoria Harbour 
Plan (2001).  This plan specifically identifies densities to support the revitalization of the 
Northern Junk Buildings. However, the policy envisioned a comprehensive development that 
included the vacant, City-owned parcels to the north.  As a result, while the proposal is 
inconsistent with the suggested densities of the Victoria Harbour Plan, the density outlined in 
the OCP reflects the updated vision for this location, which the proposal is consistent with. 

While the Harbour Plan sought to balance heritage preservation objectives for this area by 
promoting a comprehensive development that included the adjacent City owned parcels, the 
proposal does not negatively affect the development potential of the parcels to the north.  A 
covenant is proposed in the recommended motion to Council that would facilitate development 
of the City-owned parcels, should the City propose a building at this location that directly abuts 
the shared property line.  However, planning policies would anticipate a gap between the 
currently proposed building and a potential building to the north to encourage both physical and 
visual connections to the waterfront. 

Within the Victoria Harbour Plan, an opportunity was identified to utilize the Northern Junk 
buildings in a manner that complements Reeson Park.  The application supports this objective 
with proposed commercial activity adjacent to the Park, improved public access to the area and 
the inclusion of residential units which help activate and provide a presence in the area at all 
times of day and night. 

Density Bonus Policy 

This project is within the Core Inner Harbour Legislative OCP Urban Place Designation and 
proposes a mixed-use project where the residential portion of the proposal is 100% rental.  As 
such, Victo (IHCAP, 2019) applies. 
Under this policy, mixed-use proposals that have 100% of the residential portion of the project 
proposed as rental are exempt for the IHCAP.  However, in order to provide Council with 
additional information regarding this proposal, the City requested that the applicant carry out a 
land lift analysis. 

The land lift evaluated the lift in land value from the existing zoned permitted density and uses 
to the proposed density and uses.  The value of the community amenities proposed was 
discounted from the lift and included the rental tenure, Harbour Pathway, heritage restoration 
and the internal alleyway. 

As detailed in the attached report, there is no lift in supported land value from rezoning the site; 
as such, no amenity contribution beyond what has been offered in-kind as part of the project is 
recommended. 

Tree Preservation Bylaw and Urban Forest Master Plan 

The proposal incorporates the existing buildings into a mixed-use development that will require 
excavation and construction to the property lines. One on-site and thirteen off-site trees are 
present in the context of the subject site. Considering the health and structure of the trees, and 
construction impacts of the trees imm
the fourteen existing trees will need to be removed to accommodate the proposal. To offset the 
loss of these trees, the applicant is providing a cash-in-lieu off-site tree replacement at a four to 
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one ratio with values set per the Tree Preservation Bylaw (Bylaw No. 05-106) for public realm 
improvements. The attached arborist report provides additional information regarding the tree 
replacement and removal approach.

Encroachment Agreement

With any project of this scale that has little to no setbacks and requires significant excavation, 
construction methods often require a form of underpinning which can result in material being left 
in the public right-of-way. The resulting material (typically rock anchors) presents no concerns 
to the public interest and does not impact any underground infrastructure; however, an 
Encroachment Agreement between the City and the developer is required. The staff 

cludes direction to allow staff to enter 
into such an agreement, if the Rezoning Application is approved by Council, and it is deemed 
necessary to facilitate the construction of the project.

CONCLUSIONS

The proposal is consistent with the majority of City policies specific to this location. It advances 
key public amenity objectives for public realm improvements and the Harbour Pathway, it 
proposes the retention of the majority of heritage features in the existing buildings and it offers 
activity and vibrancy to an area of the City that has been dormant for many years, despite being 
a noted priority area for development in the OCP.

Numerous proposals have been advanced for this location, yet none have managed to satisfy 
every objective in the OCP. This proposal too, does not satisfy specific policies encouraging
subordinate heritage additions. However, the OCP clearly lays out a broader set of City 
objectives that have shifted from only balancing urban renewal and redevelopment with the 
conservation of heritage. Instead of taking an archival approach to heritage within Old Town, 
the OCP sets out a vision to create a living and breathing Old Town, where buildings, old and 
new, are occupied, vibrant and are actively contributing to the liveability and wellbeing of the 
community as a whole. Therefore, given the challenges associated with the uniqueness of this 
site and in an effort to balance numerous important City policies, the staff recommendation is to 
advance the application to a Public Hearing.

ALTERNATE MOTION

That Council decline Rezoning Application No. 00701 for the properties located at 1314 and
1318 Wharf Street.

Respectfully submitted,

Miko Betanzo
Senior Planner - Urban Design
Development Services

Karen Hoese, Director
Sustainable Planning and Community
Development Department

Report accepted and recommended by the City Manager:

Date:
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Committee of the Whole Report 
For the Meeting of June 11, 2020 

To: Committee of the Whole Date: May 21, 2020 

From: Karen Hoese, Director, Sustainable Planning and Community Development 

Subject: Heritage Alteration Permit with Variances Application No. 00236 for 1314 and 
1318 Wharf Street 

RECOMMENDATION 

That Council, after giving notice and allowing an opportunity for public comment at a meeting of 
Council, and after the Public Hearing for Rezoning Application No. 00701, if it is approved, 
consider the following motion: 

That Council authorize the issuance of Heritage Alteration Permit with Variances 
Application No. 00236 for 1314 and 1318 Wharf Street, in accordance with: 

1. Plans date stamped October 22, 2019. 

2. The Conservation Plan for the Caire and Grancini Warehouse at 1314 Wharf Street, 
date stamped October 22, 2019. 

3. The Conservation Plan for the Fraser Warehouse at 1316-1318 Wharf Street, date 
stamped October 22, 2019. 

4. Development meeting all Zoning Regulation Bylaw requirements, except for the 
following variances: 

a) Reduce the required short term bicycle parking spaces from 10 to 0; and 

b) Increase the maximum permitted height from 8 metres to 19.25 metres. 

5. Final plans to be generally in accordance with the plans identified above, to the 
satisfaction of the Director of Sustainable Planning and Community Development. 

6. The applicant provide details regarding their intended process for commissioning a story 
wall for the north elevation of the building, including an artist selection process, scope 
and content, and an explanation for how their project will consider the Indigenous 
cultural heritage of the waterfront public realm, to the satisfaction of the Director of 
Sustainable Planning and Community Development. 

7. The applicant providing a lighting plan for the heritage buildings, to the satisfaction of 
the Director of Sustainable Planning and Community Development. 

8. Heritage Alteration Permit lapsing two years from the date of this resolution.  
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LEGISLATIVE AUTHORITY 

In accordance with Sections 617 and 618 of the Local Government Act, Council may issue a 
Heritage Alteration Permit which may be subject to terms consistent with the purpose of the 
heritage protection of the property, including: (i) conditions respecting the sequencing and 
timing of construction, (ii) conditions respecting the character of the alteration or action to be 
authorized, including landscaping and the siting, form, exterior design and finish of buildings and 
structures and (iii) security.  Council may refuse to issue a Heritage Alteration Permit for an 
action that, in the opinion of Council, would not be consistent with the purpose of the heritage 
protection of the property. 

EXECUTIVE SUMMARY 

The purpose of this report is to provide Council with information, analysis and recommendations 
for a Heritage Alteration Permit with Variances Application for the property located at 1314 and 
1318 Wharf Street.  The application proposes the construction of a new mixed-use building at a 
height of five storeys along Wharf Street, and incorporates the rehabilitated exterior walls of two 
heritage-designated former warehouse buildings.  The proposal requires a Heritage Alteration 
Permit with Variances and Rezoning. 

The following points were considered in assessing this application: 

the heritage-designated Caire and Grancini warehouse (c. 1860) and the Fraser 
Warehouse (c. 1864), often referred to as , are among the 
oldest buildings in Victoria and in the province 
the buildings have been vacant and unused since 1978, a period of 42 years 
none of the proposals to re-develop the site since 1999 have been successful, including 
multiple versions that rehabilitated the heritage buildings without a vertical addition 
the proposal, which includes a four-storey addition to the heritage buildings and a 
density increase, is consistent with some aspects of the redevelopment strategy for the 
site described in the Victoria Harbour Plan (2001), which encourages the revitalization of 
the heritage buildings, improved public access and open space at the bridge head 
the proposed rooftop addition is inconsistent with sections of the Old Town Design 
Guidelines for New Buildings and Additions to Existing Buildings (2019) and The 
Standards and Guidelines for the Conservation of Historic Places in Canada since the 
additions subordinate the heritage buildings within a much larger new development. 

The application challenges many aspects of City policy pertaining to heritage conservation, 
hat City Council decline the 

application.  However, the opportunity to revitalize a vacant waterfront site and  
urban design and architectural qualities advance other City policies, which are factors that 
resulted in support from the Advisory Design Panel. he proposed new 
architecture, urban design, waterfront path connection, heritage mural, and revitalization of this 
important and conspicuous gateway site advance key objectives of Development Permit Area 9 
(HC) Inner Harbour in the Official Community Plan (OCP, 2012). 

The scale, detailing and materials of the addition to the heritage warehouses respects and 
reinforces the character of the area, while being clearly derived from the heritage buildings 
themselves.  The outer walls of each heritage building would be conserved in their entirety and 
rehabilitated, with interior features retained and exposed for visitors.  The proposed evidence-
based rehabilitation of the front facades is consistent with The Standards and Guidelines for the 
Conservation of Historic Places in Canada (Standards and Guidelines).  On balance, the 
revitalization of a key site in the heart of Old Town will secure a future for a pair of long-vacant 
buildings.  I outweighs the prop  with existing policy.  
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BACKGROUND 

Description of Proposal 

The waterfront property at 1314 and 1318 Wharf Street is located at the west edge of Old Town, 
south of the Johnson Street Bridge on a dead-end branch of Wharf Street.  The site is located 
across from Bridgehead Green, a triangular park formed by the curve of Johnson Street where it 
merges into the main branch of Wharf Street.  The site slopes steeply downwards from the front 
to the back, descending over 3 metres to a plateau behind the warehouses.  Beyond this 
plateau is a steep, rocky shoreline with the lot boundary extending into the water. The 
warehouse buildings are two storeys tall at the water and one storey tall on Wharf Street, and 
are separated from each other by 3.7 metres (12 feet).  The Caire and Grancini Warehouse, the 
smaller of the two buildings, has an existing floor area of 324 square metres (3,487 square feet).  
The larger Fraser Warehouse has an existing floor area of 620 square metres (6,673 square 
feet).
 
Proposed is the construction of a new 47-unit residential rental building measuring five storeys 
(19.1m) tall along Wharf Street and six storeys (22.55m) tall on the waterfront, which would 
incorporate the rehabilitated exterior walls of the heritage-designated Fraser Warehouse and 
Caire and Grancini Warehouse.  Commercial uses are proposed at the ground level in the 
warehouses.  The development proposes extensive repairs to the exterior walls, rehabilitation 
and restoration of their front facades based on historic evidence, conservation of an interior 
brick demising wall on 1318 Wharf Street and revitalization of the site, which has been vacant 
for 42 years. 
 
The proposal includes the following major design components:  

the use of contextually-sensitive cladding materials and compatible detailing on the 
upper storeys of the development, which respects and reinforces the Old Town context  
evidence-based rehabilitation of the front facades of the Caire and Grancini and Fraser 
Warehouses with the addition of glazed, multi-paned windows, cornices and historic 
signage  
restoration of Salt Spring Island sandstone, believed to be located beneath a layer of 
stucco on the front of the Fraser Warehouse  
enclosure of the majority of the Caire and Grancini Warehouse in a glass atrium, with the 
parapet, a chimney and a corbelled brick cornice removed and partly reconstructed at a 
lower height 
rehabilitation of the rear elevation of the Fraser Warehouse, including the removal of 
brick infill in window openings, installation of new window assemblies and reinstatement 
of doors at the ground floor 
reintroduction of a rear window to the rear elevation of the Caire and Grancini 
Warehouse and the installation of three new doors at the ground floor facing the 
waterfront  
new window and door openings in the conserved sidewalls of the warehouses for 
circulation and light  
no on-site parking 

 
elevator access from the Wharf Street elevation to the Harbour Pathway elevation 
public 
Junk Alley,  located between the two existing Heritage buildings 
a mural art feature on the north wall. 
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Exterior building materials include: 

brick masonry on the rooftop additions 
terracotta masonry on the south five-storey addition 
dark metal panel cladding on the second through fourth storey central connecting 
element. 

Landscaping elements include: 

stone paving on the west patio areas 
scored concrete on the east frontage and upper alley 
hydra pressed pavers on the rooftop top patio area 
sedum green roof on the four-storey rooftop addition.  

Data Table 

The following data table compares the proposal with the existing IHH Zone, Inner Harbour 
Heritage District, and relative OCP Policy. An asterisk is used to identify where the proposal 
does not meet the requirements of the existing Zone. 

Zoning Criteria Proposal Zone Standard 
IHH Zone OCP Policy 

Site area (m2)  minimum 1,218 n/a n/a 

Density (Floor Space Ratio)  
maximum 3.39 * 1.0 Up to 4:1 

Total floor area (m2)  maximum 4,128 n/a n/a 

Height (m)  maximum 19.1 * 8.00 n/a 

Storeys  maximum 
5 

(6 perceived from 
the waterfront) 

n/a 5 

Setbacks (m)  minimum    

Front (Wharf Street) 0.00 0.00  

Rear (west - waterfront) 13.84 7.5  

Side (north) 0.00 0.00  

Side (south) 0.00 0.00  

Vehicle parking  minimum 0 n/a n/a 

Bicycle parking  minimum    

Long Term 69 60  

Short Term 0 * 9  
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Description of Historic Place -  

The Caire and Grancini Warehouse is a narrow, two-storey brick and stone commercial 
warehouse built in 1860 during the development of Commercial Row in the Fraser River Gold 
Rush era.  During this time, Victoria was a duty-free port and underwent its first significant 
phase of growth.  Commercial Row was a hub for retail and commercial activity.  The building is 
considered an integral part of the early harbour streetscape and is a tangible symbol of the early 
commercial development of the City at the gateway to Old Town. 

The original owners of the building were Justinian Caire and Ermengildo Grancini, a pair of 
European immigrants who settled and started businesses in San Francisco.  They 
commissioned the warehouse in order to open a branch of their shared company in Victoria.  
They sold iron, hardware, imported glassware and crockery.  Architect John Wright designed 
the warehouse and it is a rare, surviving example of his work.  Its dual-frontage design facing 
Wharf Street and the waterfront reflects the twin use of the structure for warehousing on the 
water side and commercial sales on the top floor facing Wharf Street.  The scale of the facade 

Character-defining elements for the building are listed in the attached statement of significance 
and include the appearance of the buildings as a free-standing structure and its modest scale.  

Description of Historic Place - 1316-  
 
The Fraser Warehouse is a one- to two-storey stone building that originally had symmetrical 
front and rear facades.  It is internally divided with a brick demising wall reflecting its original use 
as a pair of stores.  It was built in 1864 for Donald Fraser, who was an unofficial advisor to 
James Douglas.  Donald Fraser was a member of the Vancouver Island Legislative Assembly 
and a successful land speculator.  A significant local architect and contractor named Thomas 
Trounce designed the building to incorporate a variety of materials, including rubblestone 
foundations, dressed quoins, granite lintels and sandstone from Salt Spring Island for the front 
facade.  The extensive use of stone in the building reflects the building traditions of the 

 

Like the Caire and Grancini Warehouse, the Fraser Warehouse is considered an integral part of 
the early harbour streetscape and a tangible symbol of the early commercial development of the 
City. The scale of the facade facing the waterfront contributes to 
Character-defining elements for the building are listed in the attached statement of significance 
and include the appearance of the building as a free-standing structure and its modest scale. 

 

Northern Junk Co. Ltd. was a scrap metal recycling business run by the Kramer family.  The 
business used the properties for storage from at least 1963 until 1978 when owner Allan Kramer 
passed away.  The name Northern Junk Co. appears in stylized lettering on the upper portion of 
the facade. 

The official Statements of Significance for the buildings omit the history of Northern Junk Co. 
and do not attribute any heritage value to  use of the properties for scrap metal 
storage. 

ANALYSIS 

The f
policies. 



Committee of the Whole Report May 21, 2020 
Heritage Alteration Permit with Variances Application No. 00236 for 1314 and 1318 Wharf Street Page 6 of 14 

Official Community Plan 
 
The proposed development advances strategic objectives for the Inner Harbour Development 
Permit and Heritage Conservation Area without exceeding planned height limits or the 
maximum permitted density.  The Official Community Plan (OCP, 2012) urban place designation 

ermits new buildings with heights 
between one and five storeys.  The OCP also allows for floor space ratios up to 4:1 in strategic 
locations throughout the area for the advancement of plan objectives.  Applicable policies in the 
OCP are summarized below: 

conserve and enhance heritage value, character and special features of areas, districts, 
streetscapes and individual properties throughout the City  
maintain lower-scaled buildings along the waterfront adjacent to Wharf Street and 
support new development with form and character that contributes to and complements 
the skyline of the Core Historic Area 
encourage design that enhances the Harbour as a marine gateway 
continue to support new additions that conserve and enhance heritage property, 
consistent with the national Standards and Guidelines 
introduce new landmarks to enhance the visual identity and appearance of Victoria 

pattern of development, achieves excellence and creates memorable places 
promote sensitive and innovative responses to existing form and character. 

The division of the proposed building into three distinctive volumes reflects the diversity of 
building widths and sizes along the waterfront and in Old Town.  The use of terra cotta and brick 
cladding, punched windows and the proportion of wall to windows complements the prevailing 
character of Old Town.  The development conserves and enhances the heritage character of 
much of the heritage-designated building facades by rehabilitating the waterfront and Wharf 
Street facades while enabling essential maintenance work to the sidewalls. 

The large scale of the proposed rooftop additions, lack of step backs and subtle contrast 
between old and new construction makes it difficult for viewers to appreciate the original scale 
of the warehouses C

  However, i
this impact is offset by the benefits of restoring commercial uses to a site after decades of 
vacancy, and the many enhancements to each of the facades.  Staff are also recommending a 
lighting plan be provided for the buildings as a further enhancement.  Architectural lighting 
would illuminate the heritage facades at night, turning them into a focal point and allowing 
viewers to see and appreciate the conserved buildings at their original scale.   

The OCP includes this property in Development Permit Area 9 (HC): Inner Harbour. The key 
objectives of this designation are:  

a) To sustain the Working Harbour as defined and described in this plan through the 
revitalization of key waterfront and adjacent lands, including but not limited to Ship Point 
and locations along Wharf Street. 

b) To conserve the heritage value, special character and the significant historic buildings, 
features and characteristics in the Inner Harbour area.  

c) To enhance the Inner Harbour through high quality of architecture, landscape and urban 
design 
community amenity in scale, massing and character while responding to its historic 
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The proposal would meet objective (a) by revitalizing a key waterfront site that is currently 
vacant.  It would meet objective (c) by delivering high quality landscape and urban design 
features including the waterfront path extension and a pedestrian alley between the 
warehouses.  ollowing sections of 
the report include reviews of the Downtown Core Area Plan (2011), Old Town Design 
Guidelines for New Buildings and Additions to Existing Buildings (2019), Victoria Harbour Plan 
(2001) and the Standards and Guidelines for the Conservation of Historic Places in Canada 
(2010). 

Downtown Core Area Plan  

The development conserves most physical features of the heritage-designated buildings and the 
overall development is sensitive to the prevailing scale of Old Town. This reflects the Downtown 

. 
While the scale of the additions exceeds what would normally be anticipated, the additional 
density is required to fund the rehabilitation and the construction of the harbour pathway and 
residential rental tenure. 

The Downtown Core Area Plan (DCAP, 2011) includes the following relevant objectives for 
heritage conservation in the downtown:  

1. Retain, protect and improve real property with aesthetic, historic, scientific, cultural, 
social or spiritual value and heritage character as a benefit to the public.  

2. Development and heritage conservation are balanced through sensitive new infill and 
property additions that respond to the heritage value and character of Downtown Core 
Area Districts. 

The DCAP contains the following relevant policies for the conservation of heritage properties 
and districts in the downtown:  

7.3.  Conserve heritage values of the Downtown Core Area and its character-defining 
elements, such as individual buildings, collections of buildings, streetscapes, 
structures and features 

7.12. Maintain lower scale building forms along the waterfront adjacent to Store Street, 
Wharf Street, Government Street and Belleville Street, and in these locations 
support new development with form and character that enhances the heritage value 
of the Historic Commercial District  

7.18. Support new development that conserves and enhances the form, character and 
features of heritage property and areas, where controlled and regulated in the 
Downtown Core Area 

Viewed in the larger context of the Old Town District, it is a sensitive infill development.  At five 
storeys, the height of the new development is lower than other nearby buildings on the 
waterfront including 409 Swift Street (six storeys), 1610 Store Street (six storeys) and 1234 
Wharf Street (eight storeys), and maintains a lower scale of building form relative to recent 
examples.  It has a compact width, which maintains views to the larger district.  The new 
development conserves and enhances the heritage character and features of the warehouse 
buildings through repairs and conservation. 
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Old Town Design Guidelines for New Buildings and Additions to Existing Buildings 

The Old Town Design Guidelines (2019) are divided into two parts to address two types of 
development: new infill buildings and rooftop additions.

Consistency with Guidelines for New Buildings  

The proposed development is a rooftop addition to the heritage-designated warehouses. If it 
were a new building, the development would meet the applicable design guidelines for an infill 
building in the waterfront area.  Its five-storey height and well-articulated massing achieves an 
appropriate mass, scale and siting (Section 5.1 - Building Mass, Scale and Siting). The use of 
structural bays, vertical proportions and regular punched window pattern create a visible street 
rhythm (Section 5.2 - Street Rhythm).  Its facade includes a well-defined base, middle and top 
composition (Section 5.3 - Facade Composition), while the restored glazing at the front of the 
heritage-designated buildings creates a positive relationship to the street and adjacent open 
space (Section 5.4 - Relationship to Street and Open Space).  The masonry and terracotta 
cladding are durable, high-quality choices that are common in Old Town (Section 5.5 - Materials 
and Finishes).  The floor plans show residential units with large, operable windows and 
balconies ensuring adequate light and ventilation (Section 5.6 - Liveability).  

Consistency with Guidelines for Rooftop Additions  

The proposal does not conform to a number of guidelines under the rooftop additions chapter. 
Chapter 3 - How to Use These Guidelines cite factors including land use, lot size, topography 
and overall complexity of the development as reasons why a development may not be able to 
fully comply with the guidelines. The following are unique site factors worthy of consideration: 

the small size and exposed setting of the heritage-designated buildings would make any 
addition a significant alteration to scale, form and massing 
the 42-year vacancy of a pair of heritage-designated buildings on an important 
waterfront site has created issues like vandalism, an interruption in the waterfront path 
system, and inactivity along Wharf Street 
the development is more complicated due to building rehabilitation and seismic 
upgrading requirements, which include removing partially collapsed floors in the 
buildings and the introduction of new mechanical, plumbing and electrical systems, 
among many other upgrades 
extending the David Foster waterfront pathway is a key policy objective that would be 
achieved through the rezoning. 

The development is inconsistent with Section 6.3 of the guidelines on rooftop additions.  The 
intent of Section 6.3 - Hierarchy is for new rooftop additions to be subordinate to historic 
buildings.  The section envisions rooftop additions that are discrete and generally smaller in 
scale: 

A new rooftop addition should not compete with a historic building in size, scale or design, 
and should maintain the visual significance of the historic building within the streetscape.  
An addition that radically exceeds the size and scale of a historic building, or has a 
visually dominant design, undermines the heritage value of the building and district. 

Guidelines to achieve this include:  

6.3.1 Rooftop additions should be physically smaller in scale than the building they are 
connected to.  
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6.3.2 Rooftop additions located on buildings three storeys or less should be stepped back 
no less than 4m from the facade of the building that faces a street in order to reduce 
the impact of the additional building mass on the public street, improve sunlight 
access on the public street and better distinguish the form and scale of the original 
heritage building.  

In order to meet guideline 6.3.2, the proposal would have to provide a four-metre setback at 
both the waterfront and street facades of the heritage buildings and a single storey addition.  
This would result in a building addition of approximately 340m2 (3,600 square feet) containing a 
maximum of four average size residential units. Such an addition would still be conspicuous 
without providing enough extra density to offset rehabilitation and harbour path costs. By not 
providing a step back to the addition, the applicant is able to achieve a more cohesive overall 
building design.  

The proposal does not provide a notable physical separation between the addition and the top 
of the Caire and Grancini Warehouse.  To accommodate the addition, the applicant is proposing 
to remove the side and waterfront parapets along the full length of the building, which means 
the scale of the warehouse will be artificially lowered.  The Advisory Design Panel 
recommended that the proposal be revised to conserve the full side and waterfront parapets; 
however, because of construction challenges and the extent of the redesign that would be 
required, the applicant is unwilling to raise the addition up above the parapet.  

The proposal meets some other applicable guidelines for rooftop additions. In particular, it 
achieves the intent of Section 6.1 - Meaningful Conservation and Enhancement since it 
proposes conservation of the majority of the historic buildings, except for their roofs, including 
conserving their interior configurations and an interior demising wall of the Fraser Warehouse.  
The proposal also restores missing original building features.  The proposal achieves the intent 
of Section 6.2 - Compatibility through the use of relatively restrained detailing and a subdued 
colour scheme along with durable and textured materials.  The development does not clearly 
achieve the intent of Section 6.4 - Distinguishability because of the similarity in materials and 
design between old and new construction. 

Standards and Guidelines for the Conservation of Historic Places in Canada  

Consistency with General Standards  

The proposal is a rehabilitation project according to the Standards and Guidelines. 
Rehabilitation is defined as the sensitive adaptation of an historic place for a contemporary use 
while protecting its heritage value.  The proposed rehabilitation includes the restoration of the 
Wharf Street facades, reanimation of the vacant buildings with new uses, and the enhancement 
of the side and rear elevations through maintenance and removal of graffiti. 

The proposal would conserve and enhance many of the physical features of the warehouses 
while reanimating the buildings with commercial uses after 42-years of vacancy.  The proposal 
would conserve the interior configurations and interior features of the warehouses, meaning the 
public could view them when visiting the ground floor businesses.  Decades of slow 
deterioration, disuse and public avoidance has had a serious impact to 
value and character-defining elements, which include the use of the buildings for commercial 
purposes. 
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The following is a list of relevant general standards drawn from the larger list of fourteen 
standards, with staff commentary provided: 

1. Conserve the heritage value of a historic place.  Do not remove, replace, or 
substantially alter its intact or repairable, character-defining elements.  Do not move 
a part of an historic place if is current location is a character defining element.  

The proposed rehabilitation weakens an aspect of the  heritage value, which is the 
contribution of their low scale waterfront facades to the diversity of the shoreline. The lack of 
step backs and contrast mean that the buildings no longer appear as free-standing, low-scale 
buildings. However, the restoration of commercial uses to the site, the supporting residential 
uses and the facade rehabilitation will improve the heritage value of the site by making the 
buildings part of the working waterfront once again. 

3. Conserve heritage value by adopting an approach calling for minimal intervention.  

The alterations to the scale of the heritage buildings are not consistent with a minimal 
intervention approach; however, the land lift analysis indicates that the proposal includes the 
minimum density required to offset seismic upgrading costs, rehabilitation costs and the 
Harbour Pathway, while still respecting OCP density limits.  The cost to undertake the heritage 
rehabilitation and seismic upgrading of the walls is estimated at $2,300,000 with the Harbour 
Pathway costing approximately $500,000. 
 

5. Find a use for an historic place that requires minimal or no change to its character-
defining elements.  

 
-standing 

structures, which the applicant has stated is proportionate to the investment needed to 
rehabilitate the buildings, restore key features and deliver the waterfront path extension.  The 
proposal also conserves and rehabilitates all other character-defining elements of the buildings 
including the exterior brick and stone walls, rubble stone foundations and window openings. 
The proposal also restores commercial uses to the site, which is listed as a character-defining 
element despite the site being vacant.   

10. Conserve the heritage value and character-defining elements when creating any new 
additions to an historic place or any related new construction. Make the new work 
physically and visually compatible with, subordinate to and distinguishable from the 
historic place.  

The facade designs of the new addition are compatible with the historic warehouses, although 
the height of the addition exceeds what the relevant design guidelines recommend.  According 
to the heritage consultant, the new designs are derived from the original spacing of pilasters and 
windows on the front of the warehouses.   

The lack of step backs from the heritage building facades to the rooftop additions combined with 
the subtle contrast in materials results in a significant alteration to the original scale of the 
warehouses. The additions are not subordinate in size. However, the design of the new 
additions is clearly derived from the heritage buildings and becomes a logical vertical extension 
of the originals.  This is consistent with historic buildings like the Guild Building at 1250 Wharf 
Street, in which an original, low scale building established the design vocabulary for seamless 
larger additions and extensions.  According to an explanation of standard 11 in the Standards 
and Guidelines, subordination is not a question of size, but whether the addition detracts from a 
historic place or impairs heritage value.  The lack of separation, marginal setbacks and absence 
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of visual relief between the old and new construction does detract from the elements of heritage 
value ; however, the revitalization and 
reanimation of the site enhances the heritage value that resides in the historic commercial use 
of the site and the long history of pragmatic adaptation to evolving needs.

11. Create any new additions or related new construction so that the essential form and 
integrity of a historic place will not be impaired if the new work is removed in the 
future.  

The walls of the original warehouses are proposed to be conserved in situ with new construction 
occurring within the walls.  If the new work were ever dismantled, the form and integrity of the 
heritage buildings would survive. 

Consistency with Guidelines 

Exterior Form  

Section 4.3.1, which contains the guidelines for exterior form, recommend maintaining a 
historic proportions with any new addition and ensuring that heritage value is 

maintained.  The new additions do not maintain the  and there are 
no setbacks.  The proposed removal of the parapet of 1314 Wharf Street and the proposed 

th this guideline.  

New Windows and Doors  

The proposed new window and door openings on the north elevations of 1314 and 1318 Wharf 
Street and the south elevation of 1314 Wharf Street will enable the interiors to be successfully 
adapted to new commercial uses.  This is in accordance with Guideline 20 of Section 4.3.5 - 
Windows, Doors and Storefronts, which allows for new windows and doors on non-character 

  

Conservation of Existing Masonry and Other Character-Defining Elements  

The Conservation Plan has carefully detailed an approach to conserving the existing masonry 
by replacing damaged and deteriorated masonry with reused masonry salvaged from the 
buildings.  Other character-defining elements of the buildings, such as sandstone lintels and 
sills, decorative elements, brick chimneys, parapets and brick cornices, will be retained and 
restored, or replaced to match existing if they are beyond repair.  

Conservation of Existing Window and Door Openings  

All brick infilled window and door openings will be restored and rehabilitated in locations that 
follow the new design intent.  The original timber windows are in very poor condition but will be 
recreated to match existing. 

New Windows  

Proposed new windows have been designed to be compatible with existing historic details and 
are in accordance with the Standards and Guidelines.  

Victoria Harbour Plan 

The proposal is at the edge of the Bastion Site in the Inner Harbour Area of the Victoria Harbour 
Plan (2001).  The proposed development is inconsistent with the recommended redevelopment 
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strategy for these buildings.  The plan states that the City should consider applications to 
expand the site of the Northern Junk Buildings to the adjacent City-owned property and increase 
density up to 1.2:1 floor space ratio in order to promote their revitalization.  Over the previous 10 
years, the applicant explored multiple iterations of this strategy in which the Northern Junk 
Buildings were unaltered and a new building or buildings were located on the site to the north. 
However, these proposals did not come to fruition. 

The current proposal advances other objectives of the plan, including developing the site as a 
lively, active, public area, encouraging amenities and completing path linkages from Ship Point 
to the north side of the Johnson Street Bridge. 

Heritage Advisory Panel 

The application was reviewed by the Heritage Advisory Panel (HAPl) at its September 10, 2019 
meeting (minutes attached).  HAPl recommended that the application be declined for the 
following reasons: 

does not comply with the design guidelines for rooftop additions 
lack of distinguishability 
too high for this location 
massing is not subordinate to the existing heritage buildings. 
 

The applicant has not revised the proposal to address these deficiencies because of inherent 
challenges of balancing the guidelines on the site, the uniqueness of the site, the public realm 
improvements they are offering, and the development otherwise meeting the guidelines for a 
new building in the Old Town Design Guidelines. 

Advisory Design Panel 

The Advisory Design Panel (ADP) reviewed this application at its September 25, 2019 meeting 
(minutes attached).  The ADP recommended that Rezoning Application No. 00701 for 1314 and 
1318 Wharf Street be approved with the following changes: 

consider maintaining the rooftop pediment of the Caire and Grancini warehouse by lifting 
the ceiling height of the ground floor addition above it 
consider increasing opportunities for individual, secure storage for residential units 
explore opportunities with the City for lay-by parking/drop-off, loading and off-site 
rideshare. 

The applicant has not raised the ceiling height of the addition to conserve the full rooftop 
pediment of the Caire and Grancini Warehouse, and proposes to reconstruct it at a lower height 
instead.  The applicant is unwilling to raise the addition up above the parapet because of 
challenges associated with construction.  

Regulatory Considerations 

Short Term Bicycle Parking 

The proposed variance to the short term bicycle parking requirement is the result of site 
constraints and challenges accommodating bike racks on the property.  To overcome this, the 
applicant is willing to pay for the provision of bike racks off-site.  The recommendation included 
in the concurrent Rezoning Application report contains the necessary language. 
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Height 

Staff recommend that the requested height above eight metres be handled as a variance so that 
the height is not expressed as a standard in the zone.  This is to ensure that if this proposal is 
not constructed, the additional height will not become an entitlement and would require Council 
consideration and approval. 

Moreover, staff consider the proposed height to be reasonable because the number of storeys 
does not exceed the recommended limit in the Official Community Plan.  The increased height 
provides for an overall facade design that is consistent with the Old Town Design Guidelines for 
New Buildings and Existing Buildings, including a well-proportioned parapet.  The development 
is not adjacent to any smaller heritage buildings and the extra height is in proportion to the wide 
right-of-way that it faces. 

Vehicle Parking & Loading 

The small size of the site and the preservation of all four walls of the heritage buildings mean 
that there is no on-site vehicle parking included for the 47 rental units in the building and the 
commercial units.  Like many other properties in Old Town, the existing Inner Harbour Heritage 
(IHH) Zone does not require parking currently.  The Zoning Bylaw Amendment Application 
proposes to rezone the property from the IHH Zone, to the Old Town District 1 (OTD-1) Zone, 
with site specific provisions to allow no parking spaces.  If the site were to adopt the OTD-1 
zoning requirements, it would need 44 parking spaces. 

The applicant prepared a Parking Variance and Access Review (attached), which justifies the 
absence of parking based on the  in the most walkable, transit 
accessible area of the City near the center of its protected bike lane network.  These location 
attributes, combined with the small unit sizes and proximity to the Bastion Square Parkade, 
located 180 metres away help justify the absence of on-site parking.  The development includes 
71 long term bicycle parking spaces, 66 of which are for tenants. 

At this time, a road closure and turn-around design has not been confirmed and as such has not 
been indicated on the plans.  City staff are advancing a design for this in-line with the planned 
road closure for this section of Wharf street. 

CONCLUSIONS 

When applying heritage conservation policies to proposals, the City
alterations that conserve the prominence of an historic building on its site and facilitate its 
continued use and appreciation by the public. When a heritage building has been consistently 
occupied, adding or changing uses as part of a redevelopment proposal does not have much 
influence on staff analysis.  This is a rare case in which the heritage buildings have been vacant 
for almost two generations and have been the subject of a long series of stalled development 
proposals dating back to 2004.  Although the proposal makes the heritage buildings far less 
prominent on the site, the long vacancy, unrelenting vandalism and slow deterioration of the 
buildings has a greater negative impact on the heritage value of the site  

The proposed evidence-based rehabilitation of the heritage buildings is consistent with aspects 
of the Standards and Guidelines.  The proposed new architecture, urban design, waterfront path 
connection and revitalization of this important and conspicuous gateway site advance key 
objectives of Development Permit Area 9 (HC): Inner Harbour in the OCP.  The scale, detailing 
and materials of the addition to the heritage warehouses respects and reinforces the character 
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of Old Town, while being clearly derived from the heritage buildings themselves. The proposed 
alterations to the heritage buildings are inconsistent with some heritage conservation policies;
however, the conspicuous location of the site, the prolonged vacancy, isolation and land use 
issues that it experiences make the site unique in Old Town and worthy of special consideration.
Based on these findings, staff recommend that Council approve Heritage Alteration Permit 
Application No. 00236 for 1314 and 1318 Wharf Street.

ALTERNATE MOTION

That Council decline Heritage Alteration Permit with Variances Application No. 00236 for the 
property located at 1314 and 1318 Wharf Street.

Respectfully submitted,

Senior Heritage Planner
Development Services Division

Karen Hoese, Director
Sustainable Planning and Community
Development Department

Report accepted and recommended by the City Manager:

Date:
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CITY OF VICTORIA
HERITAGE ADVISORY PANEL

MEETING MINUTES
SEPTEMBER 10, 2019

Present: Pamela Madoff, Chair
Doug Campbell
Katie Cummer
Shari Khadem
Lisa MacIntosh

Absent: Julie Bréhéret, Hal Kalman, Connie Quaedvlieg, Graham Walker

Staff: John O’Reilly, Senior Heritage Planner
Steve Barber, Heritage Planner
Lauren Martin, Heritage Secretary

The Chair called the meeting to order at noon.

1. Adoption of the Minutes of the August 13 and 20, 2019 Meetings

Moved Seconded

Carried

2. Announcements

Steve Barber has completed his temporary, part-time term with the City.  He intends
to reapply for membership on the Panel.

3. 1314 & 1318 Wharf Street (Northern Junk)
Heritage Alteration Permit Application No. 00236

Attendees:  Alan Boniface (Dialog Design), Juan Pereira (Reliance (Crosstown) Properties
Ltd.) and Donald Luxton (Donald Luxton and Associates Inc.)

John O’Reilly provided a brief introduction.  Alan Boniface, Juan Pereira, Donald Luxton
presented.

Panel Questions and Comments
A typical response to development of a heritage building is to step back the upper
wall, but the applicant states that this is not financially feasible; however, the Panel is
not privy to financial information.  Rather than stepping the building back at both front
and rear, could another approach be considered?  For example, the plans indicate
that on the harbour side of the Fraser building there will be balconies that extend
beyond the building.
Brick has been chosen for the new storeys on the larger building which would result in
masonry on top of masonry.  Has the applicant considered using a lighter material for
more distinction between the ground floor and the upper floors?  Alan Boniface:  Yes,
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that has been considered, but it was determined that brick was the most sympathetic.  
However, the applicant is open to the Panel’s thoughts on materiality.
Since the laneway will be accessible to the public, why have gates at the entrances?
Alan Boniface:  This is a common practice in Victoria in response to CPTED. Juan
Pereira:  The laneway will be dedicated as a statutory right-of-way with specific 
opening hours.
Which lot is City property and which is 1300 Wharf Street? Has the purchase of a
part of these lots been discussed with the City?  Alan Boniface: The City owns both 
the north lot by the bridge and Reeson Park (1300 Wharf Street).  Juan Pereira: The 
purchase of the north lot has been discussed with the City and not accepted as the 
OCP envisions another use for the land.
Would the large mural shown on the Fraser Warehouse in the renderings a
permanent art piece?  Alan Boniface: Yes, it would be permanent; however, the 
design will be City-driven. Juan Pereira:  This is similar to other side walls in Old 
Town that are adorned with art work or painted signage.
Besides residential and a restaurant, what will be the uses for the buildings?  Juan
Pereira: Possible other uses are commercial, museum or gallery.
Will the current “Northern Junk” signage be retained? Juan Pereira: The proper 
warehouse names will be used on each building with possibly a sign over the alley 
referring to “Northern Junk”.  This will be discussed with the City. Donald Luxton:
The two buildings were known as “Victoria Junk” in 1917. After active use, the 
buildings were used for scrap metal storage.  The current Northern Junk sign will not 
be retained, but perhaps interpretation that addresses the buildings’ layers of history 
would be appropriate.
Do you have visualizations showing set back options?  Alan Boniface: Slides were 
shown.
Regarding the atrium from the south, the architectural approach was taken so that the 
Caire & Grancini Warehouse will appear as an artefact.  Why is there not a gap that 
delineates the roofline and allows the entire pediment to be retained so that it reads 
as an entire unit? Alan Boniface: The aim was to be sensitive to the overall height of 
the project and to establish a different feel for this elevation.  Juan Pereira: There 
could be a more generous vertical gap.  However, the new wood frame construction is
limited to 18m from the lowest level.
Could the walls of the laneway be opened up more to the interior of the buildings?
Donald Luxton: The intent is to create a laneway that does not currently exist, with 
display cases, windows and doorways to the interior. It would be similar to Theatre 
Alley.  Alan Boniface:  The waterfront will be at the end of the alley and the stamped 
metal ceiling will provide reflectivity.  Juan Pereira: The alley will be double height 
with lighting on the walls and small glass blocks along its base.
The setbacks and materiality do not allow distinguishability between the old and the 
new.  The warehouses are two distinct buildings, but tend to disappear in the current 
design.  The ratio of solid to void is similar between the old and the new.  A larger 
setback and the use of glass, rather than brick, would provide more distinguishability.
The massing of the new construction is too great, i.e. the hat is too big for the head.
The guideline about new construction being subordinate and heritage being distinct 
has not been met. There are other ways to approach this site.
The scale of Old Town is three to six storeys.  The scale of Wharf Street decreases to 
zero to one storey which opens it up to the harbour.  The main characteristic of the 
city is its relationship to the harbour.  A five-storey building along Wharf Street will set 
a negative precedent and impact the future of Old Town.
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A five-storey building along Wharf Street may respond to other parts of Old Town, but 
it does not respond to the character-defining elements of these two buildings.  The 
proposal does not meet the Standards and Guidelines. It does not meet the 
guidelines about rooftop additions specified in the Old Town Design Guidelines, i.e. 
rooftop additions should be minimal and not negatively impact the historic buildings.  
The proposed rooftop additions overwhelm the buildings.  The rehabilitation of the 
Morley Soda Water Factory proved that money can be made by adding only one 
storey to a historical building.
According to the Old Town Design Guidelines, buildings of this height should not have 
rooftop additions. If approved, the height would pave the way for other developments.
It is not just this site, but how the current heritage standards, guidelines, principles 
and policies are adjudicated and whether the proposal enhances the prominence 
and/or viability of the heritage resource.

Moved Seconded

That the Heritage Advisory Panel recommend to Council that Heritage Alteration Permit 
Application No. 00236 does not sufficiently meet the applicable design guidelines and 
policies and should be declined and that the key areas that should be revised include:

does not comply with the design guidelines for rooftop additions
lack of distinguishability
too high for this location
massing is not subordinate to the existing heritage buildings.

Carried (unanimous)

4. 2659 Douglas Street (Scott Building)
Heritage Designation Application No. 000180

Attendees:  Angela Dunn and Jordan van Dijk (MGA), Donald Luxton (Donald Luxton and 
Associates Inc.)

John O’Reilly provided a brief introduction.  Angela Dunn, Jordan van Dijk and Donald 
Luxton presented.

Panel Questions and Comments
What is the proposed use for the fourth floor addition? Jordan van Dijk: It will be 
another level of residential.  Most of it will sit below the parapet height to create a 
courtyard that wraps around the suites.
What are the setbacks for the dark coloured portion of the addition (see drawing 
A201)? John O’Reilly:  The north elevation setback is 17.4 ft (5.3m), the west
elevation setback is 12 ft (3.7m), and the top of the addition is only 3 ft above the 
tallest part of the parapet wall.
What is being designated?  John O’Reilly:  The exterior components of the existing 
building that are not being altered will be designated.  The new addition will not be 
part of the designation.
The addition is set back to lessen visibility from the street, but why touch the existing 
building?  The additional volume could be incorporated into the new building. The
addition wraps over the top of the existing building and appears to be laying claim to 
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it.  A courtyard has been created between the new building and the existing building 
and the addition, but why not incorporate all of the new addition into one building and
set up a dialogue between the new building and the heritage building.  Jordan Dijk:  
We considered placing most of density on the new building site, but the new building 
was quite dominant and the separation to create the courtyard was more challenging. 
A balance was established so that the new building is subservient to the existing 
building and an active functional courtyard is created. Angela Dunn: The depth of the 
floor plate of the existing building was challenging for liveability of the suites and by 
carving out a courtyard, we were able to create more efficient units.
Why were the particular details and black cladding chosen for the new building?  
Jordan Dijk:  The dark cladding is complementary to the existing building. Angela
Dunn: The dark colour frames the existing building, making it more distinct.
John O’Reilly: As part of the proposal, the applicant is offering a substantial amount 
of rehabilitation; the rooftop addition is modest in scale; and the interior of the existing 
building, not just the façade, is part of the development.  The following should be 
evaluated for heritage designation: the existing building’s heritage value, character 
and the enhancements it will receive.
The east elevation is very open on the left and then gradually descends to almost 
closed on the other end, which creates a contrast with the existing building.
One of the character-defining elements of the existing building is its three storey 
height.  Can we caution the applicant about the added storey?  Steve Barber: The 
height of the addition should not be judged by looking at the elevation as it will be 
seen in perspective.  The height will not be noticeable, except at quite a distance.

Moved Seconded

1. That the Heritage Advisory Panel recommend that Council approve the designation 
of the property located at 2659 Douglas Street, pursuant to Section 611 of the Local 
Government Act, as a Municipal Heritage Site.

2. That the Heritage Advisory Panel recommend that the applicant consider the 
following change to the design of the proposed addition to the Scott Building:

encourage the applicant to continue to explore the material and colour of the 
addition.

Carried (unanimous)

The Secretary left the meeting at 2:03 pm as the remaining agenda items did not require minutes.
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MINUTES OF THE
ADVISORY DESIGN PANEL MEETING

HELD WEDNESDAY SEPTEMBER 25, 2019

1. THE CHAIR CALLED THE MEETING TO ORDER AT 12:05 PM

Present: Elizabeth Balderston, Brad Forth, Pamela Madoff, 
Jason Niles, Jessi-Anne Reeves, Carl-Jan Rupp, 
Karen Sander, Stefan Schulson (Chair)

Absent for a
Portion of the Meeting: Sorin Birliga, Marilyn Palmer, Roger Tinney

Staff Present: Jim Handy Senior Planner
Miko Betanzo Senior Planner, Urban Design
Katie Lauriston Administrative Assistant

2. MINUTES

Minutes from the Meeting held August 28, 2019

Motion:

It was moved by Pamela Madoff seconded by Elizabeth Balderston, that the minutes from
the meeting held August 28, 2019 be adopted as amended.

Carried Unanimously

3. APPLICATIONS

3.1 Development Permit Application No. 000550 for 359-369 Tyee Road
(Dockside Green)
The City is considering a Development Permit Application to construct three residential 
towers at Dockside Green.  The towers would front Tyee Road and increase in height from 
north to south, from 13 storeys to 16 storeys.

Applicant meeting attendees:

DIRK BUTTJES BUTTJES ARCHITECTURE INC.
GARRY YOSHIZAWA BUTTJES ARCHITECTURE INC.
JIM RALPH BOSA DEVELOPMENT
SAMANTHA JAMES BOSA DEVELOPMENT
MARIA WOOD BOSA DEVELOPMENT
DARRYL TYACKE ETA LANDSCAPE ARCHITECTURE

Jim Handy provided the Panel with a brief introduction of the application and the areas that 
Council is seeking advice on, including the following:

building massing and articulation, with particular emphasis on the 16-storey tower
and the elevations of the 13-storey and 14-storey towers facing east, towards the
greenway
design of tower tops, with particular emphasis on the 16-storey tower
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design and prominence of street walls, with particular emphasis on the elevations 
facing east towards the greenway. 

 
Dirk Buttjes provided the Panel with a detailed presentation of the site and context of the 
proposal, and Darryl Tyacke provided the Panel with details of the proposed landscape 
plan. 
 
The Panel asked the following questions of clarification: 

 will the proposed riverbed feature include water? 
o yes, it will be similar to the existing water feature at the adjacent properties 

at 373-379 Tyee Road 
 would the water feature connect to  water feature? 

o the two water features will not connect, but they will be visually united 
 how does the Galloping Goose trail connect to the proposed greenway? 

o the greenway extends to the north, where the regional trail connects to 
Harbour Road 

 is the only access to the greenway from the main cascade stairs? 
o the cascading stairs are one entry; dockside crescent at the corner of Tyee 

and Esquimalt Roads provides additional access 
 what uses are envisioned at the ground level units along the greenway and beside 

the stair? 
o amenity spaces including a social room and fitness room are proposed 
o residential units along the greenway have patio spaces fronting the 

waterway 
 how can someone using a wheelchair or stroller access the plaza from the 

greenway? 
o there are access points to the north, and to the south towards the end of 

the building at 359 Tyee Road there is a connection up to the road 
 is there no accessible route closer to the main plaza stairs? 

o no 
 are there any time or use restrictions on the 16 parking spaces flanking the 

playground area? 
o there are no changes proposed to the existing parking, including the 

existing commercial spaces 
o a stair across the retaining wall will connect the playground to the parking 

 what is the design rationale for the suspended lighting in the plaza, and how will 
the proposed system work? 

o the catenary lighting is inspired by a street in Kansas City, and will create 
magical, festive atmosphere with decorative pools of light 

o the lights are secured to the building edges to keep the ground clear of 
poles, and the power cables are separate from the suspension cables 

 was it considered to complete the end plaza in this phase of development? 
o this was considered; however, the project phases are already approved and 

the plaza is part of a subsequent phase 
 will the end plaza be completed with the townhouse block or with the next set of 

towers? 
o it will be completed with the commercial section, hopefully soon   

  design speaks to the sense of place? 
o the design guidelines are quite elaborate and many are specific to the site 

and to the neighbourhood 
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o the guideline for industrial and maritime materials are reflected in the 

o the material resembling corten steel references the shipyard and the old 
industrial character of the neighbourhood 

 are there restrictions on the use of the buildings? 
o 

rather than through design guidelines 
o the intent of the zone is primarily for residential towers 
o limited retail is allowed on the Dockside site; however, it is primarily 

focussed at the corner of Tyee and Esquimalt Roads and is not intended to 
compete with the Westside plaza 

 what uses are proposed which would activate the plazas? 
o there will be continuous circulation of many people living in Vic West; not 

only residents of the towers but also those looking to access downtown 
from Vic West 

o the commercial component will also drive some of this traffic within the 
plazas 

 was additional storage space for units considered? 
o there is limited space per unit, but as much storage as possible has been 

provided 
o storage is limited due to the limitations on excavating the site 
o there is a substantial bicycle storage area that meets parking requirements 

 is the intent to apply for building permits for all three towers at once, or will the 
tower construction be phased? 

o all three towers will be constructed at the same time, although they may 
receive occupancy at different times 

 what is proposed for the tops of the towers? 
o one of the three towers has a different tenure and is treated differently from 

the other two towers; it has a more extruded tower form and does not step 
back 

 are the materials for all three towers primarily concrete and glass above the 
podium? 

o yes, all three towers are primarily concrete except for their bases 
 what is the vision of how circulation occurs on site, and in relation to future 

phases? 
o future phases are not part of this application but are detailed in the design 

guidelines 
o the future commercial component will have a large staircase with elevators 

connecting to the plaza. 
 
Panel members discussed: 
 

 appreciation for the proposed landscape plan   
 need to ensure accessibility throughout the site, particularly for the main plaza, to 

allow for wheelchairs, bicycles, etc. 
 concern for the lack of animation in the plaza 
 opportunity for limited, mid-block commercial use to bring activity through the plaza 
 the need for diversity of use to build community; opportunity to reconsider the 

allowable uses 
 concern for the lack of storage for residents 
 appreciation for view from plaza down onto the greenway 
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appreciation for the greenway character and environmental aesthetic achieved with
the proposed landscaping materials 

 lacking a sense of completion with the proposed phasing of the plaza 
 appreciation for the corten steel material, which harkens to some historical 

character, but its application is limited to the podium level 
 desire for a more authentic materiality 
 opportunity for a more lively colour scheme 
 need to hold the rental building to the same level of design as the other two towers 
 desire for a greater sense of place through an architectural language and materials 

palette that are informed by the design guidelines, particularly for the middle and 
upper portions of each tower 

 opportunity for penthouse units by stepping back the  
 opportunity for more progressive sustainability features 
 lack of bold building manipulation 
 the need for more than balconies to provide recesses and projections 
 opportunity for the attention to detail on the podium level to be carried through to 

the rest of each tower 
 opportunity to make a statement with a penthouse level 
  
 desire to see the Dockside Green area continue in the same direction as the earlier 

stages of development. 
 
Motion: 
 

It was moved by Marilyn Palmer, seconded by Jason Niles, that Advisory Design Panel 
recommend to Council that Development Permit Application No. 000550 for 359, 363 and 
369 Tyee Road does not sufficiently meet the applicable design guidelines and polices 
and should be declined, and the key areas that should be revised include: 

a) clarify and architecturally express the sustainability objectives in function and 
design 

b) ensure a bold manipulation of building form through massing and articulation, with 
particular attention to the third residential tower 

c) ensure accessibility in the site circulation 
d) provide more storage for each residential unit 
e) provide more authentic use of materials, particularly at the ground level 
f) consider other uses allowable within the zone to animate the public realm. 

 
Carried Unanimously 

 
 
3.2 Rezoning Application No. 00701 and Heritage Alteration Permit Application 
No. 00236 for 1314-1318 Wharf Street 
The City is considering a Rezoning and Heritage Alteration Permit Application to construct 
a commercial redevelopment of two existing heritage buildings with a four-storey rental 
residential rooftop addition. 
 
Applicant meeting attendees: 
 
 ADIRAN POLITANO   DIALOG 
 SHANE OLSKSIUK  DIALOG 
 JUAN PEREIRO  RELIANCE PROPERTIES LTD. 
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Miko Betanzo provided the Panel with a brief introduction of the application and the areas 
that Council is seeking advice on, including the following:

 the relationship between the public realm and proposed building rehabilitation and 
additions 

 the overall massing and scale of the application as viewed from the water and as 
experienced along Wharf Street. 

 
Roger Tinney joined the meeting at 1:50pm. 
 
Adrian Politano provided the Panel with a detailed presentation of the site and context of 
the proposal. 
 
The Panel asked the following questions of clarification: 

 is the alleyway between the buildings accessible, and what CPTED features were 
considered? 

o the intent is for the alleyway to be open and accessible during business 
hours and not accessible when the businesses are closed 

 why is no parking proposed? 
o public metered parking was considered for the site to the north, but this is 

City-owned land and its design is not yet finalized 
o if the neighbouring site to the north is developed, there would be a 

possibility to share underground parking 
o if there is any question of heritage retention vs. parking, heritage 

considerations take precedence 
o loading and unloading for the businesses takes place in two stalls by the 

Wharf Street connection 
 what is the rationale for the size of the units, specifically the large 2-bedroom units 

and the relatively small family units? 
o the developer is working on a number of projects with compact layouts and 

moveable furniture; the size of the family units is reasonable 
o the three-bedroom units have wall beds for increased flexibility in the 

space, and the smaller size helps with affordability 
 are the units market rental? 

o yes 
 is any part of the green roof accessible to all residents? 

o no, but the four upper corner units have rooftop patio spaces 
o the use of the roof is limited by the height restriction as well as ventilation 

requirements for the food service envisioned on the main floor 
 what is the design rationale for the material above the Fraser warehouse building? 

o over the last 10 years, nearly every permutation of materials has been 
explored; the materials are now quite neutral to have a wider appeal 

o a darker material is intended to make the building stand out without being 
jarring 

 how will the patio along the back of the buildings function? 
o the commercial space on Wharf Street will connect through the atrium to 

the patio level 
o a two-storey space is carved out at the rear of the building to provide views 

 
o service facilities for the commercial space will be located along Wharf 

Street 
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is the patio intended to be active during the day and restricted at night?
o yes, the location of residential spaces above supports this intended use 

 the buildings seem isolated; will the site to the north be developed? 
o it is unknown at this point whether the City would develop the property to 

the north 
o the intent for the south side of the building is to provide an active use and 

eyes on Reeson Park 
 how close to the existing building could a neighbouring development be 

constructed? 
o the heritage building is located at the property line, so a neighbouring 

building could theoretically be built directly adjacent to the north; however, it 
is hoped that there would be sufficient distance left at the ground level to 

 
o be 

nonessential, and can be closed off without significantly impacting liveability 
 until plans for the adjacent site to the north are finalized, there will be a patio space 

that dead ends towards the water. Was consideration given to connecting the 
pathway around the site in the interim? 

o the interim conditions of the waterfront path and its connection to the site to 
the north are currently under discussion 

 what is the reasoning for the relatively small residential units? 
o a number of factors have led to the current configuration, including density, 

proportionate spaces and liveability 
o the oddly-proportioned site limits unit configurations and lends itself to 

longer, narrower units 
o there is an emphasis on two frontages to minimize noise and to maximize 

views to the Inner Harbour 
o the balconies along Wharf Street also help to buffer street noise 

 what is the size of the smallest unit? 
o the smallest unit is 403 sq. ft. 

 will the building remain rental in perpetuity? 
o yes, a covenant is registered on title to ensure rental and to not allow short-

term rentals 
 where will residents store belongings, particularly those living in family units? 

o there is very limited space; however, the units provide as much storage as 
possible 

 is there any opportunity for the commercial units to more directly interact with the 
alleyway, perhaps through carving out some of the wall? 

o new openings with direct access to the commercial units can be considered 
o there will be a lot of activity in the alleyway with the proposed design, as 

key functions require the use of the alleyway (e.g. garbage disposal). 
 
Panel members discussed: 
 

 appreciation for the architecture, creativity on the site, and clearly laid out plans 
 appreciation for the heritage buildings being bookended by modern components, 

respecting the heritage components without being captive to it 
 recognition of the success of the rear reveal to the heritage building 
 need to ensure adequate drainage from residential balconies 
 the proposal provides access to light, air, and views 
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desire for further storage for residential units, so that storage does not spill onto the
balconies 

 opportunity for carshare arrangement for residents 
 desire for larger residential units to improve liveability 
 recognition of the success of the internal laneway and connectivity to waterfront 
 need to ensure commercial tenants use the space as intended 
 concern for the rooftop additions compliance with design guidelines 
 opportunity for further separation between the additions and the heritage-

designated Fraser building. 
 
Motion: 
 
It was moved by Carl-Jan Rupp, seconded by Marilyn Palmer, that the Advisory Design 
Panel recommend to Council that Rezoning Application No. 00701 for 1314 & 1318 
Wharf Street be approved with the following changes: 

 consider maintaining the rooftop pediment of the Caire and Grancini warehouse by 
lifting the ceiling height of the ground floor addition above it 

 consider increasing opportunities for individual, secure storage for residential units 
 explore opportunities with the City for lay-by parking/drop-off, loading and off-site 

rideshare. 
Carried  

 
For: Elizabeth Balderston, Sorin Birliga, Brad Forth, Jason Niles, Marilyn Palmer, Jessi-Anne 

Reeves, Carl-Jan Rupp, Karen Sander, Stefan Schulson, Roger Tinney 
Opposed: Pamela Madoff 
 
Marilyn Palmer left the meeting at 3:05pm. 
 
 
 
3.3 Rezoning Application No. 00699 and Heritage Alteration Permit with 
Variances Application No. 00018 for 1306-1330 Broad Street / 615-625 Johnson 

 
The City is considering a Rezoning and Heritage Alteration Permit with Variances 
Application for the rehabilitation a registered heritage building to be converted into a hotel 
along with the construction of two, six-storey additions at the north and south ends of the 
existing building.  A rezoning and OCP amendment application is required to increase the 
density and height in order to facilitate the proposal in addition to the heritage alteration 
permit. 
 
Applicant meeting attendees: 
 
 BYRON CHARD  CHARD DEVELOPMENT 
 JEFF GRIFFITHS  CHARD DEVELOPMENT 
 CHARLES KIERULF  DHK ARCHITECTS 
 SCOTT MURDOCH  MURDOCH DE GREEF 
 BRUCE JOHNSON  RJC 
 PETER KURAN   UVIC PROPERTIES 
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Miko Betanzo provided the Panel with a brief introduction of the application and the areas 
that Council is seeking advice on, including the following:

 the relationship between the ground floor and the pedestrian realm on Johnson 
Street in terms of activating that frontage 

 the relationship between the fourth floor cornice line on the new south building 
addition and the existing entablature on the adjacent heritage building in terms of 
being complementary to the existing context 

 the overall scale of the proposal in relation to the Old Town neighbourhood context 
and general fit within Broad Street. 

 
Byron Chard provided the Panel with a detailed presentation of the site and context of the 
proposal and Scott Murdoch provided the Panel with details of the proposed landscape 
plan. 
 
The Panel asked the following questions of clarification: 

 what is the rationale for the proposed architecture, particularly along Broad Street? 
o previous iterations were more conservative, almost derivative in their 

interpretation of the design guidelines 
o there are now some slightly bolder moves proposed 

 the interface between the sidewalks and the commercial units appears less friendly 
to pedestrians; was different articulation considered? 

o the commercial units are not yet fully programmed out with the building 
operator 

o the corner unit is envisioned as a restaurant, but the slab is not at the same 
level as Johnson Street 

 was the addition of public art considered for the southern façade of the new 
building? 

o this has been discussed but is not currently proposed 
 
Sorin Birliga left the meeting at 3:40 pm. 
 

 is the green roof accessible? 
o no 

 indows? 
o these windows have views to the laneway and to the sky above 
o double-height windows open towards the garden 

 Alley with ruble wall is this flush with brick above? 
 would the proposed upper wall be flush with the existing rubble wall? 

o a cornice would cap the rubble wall, and the new wall would be set back 
slightly from the rubble wall 

 what would the original surface material have been for the laneway? 
o likely the lane would have been cobbled; however, it is presently stamped 

concrete 
 is a gate proposed for the laneway? 

o no 
o the laneway is currently partially private, but through this application the 

City will gain the full right-of-way 
 can vehicles turn around in the laneway? 

o yes, a small hammerhead space is available to turn around 
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how would the use and safety of the laneway be ensured?
o the laneway provides access to valet parking so hotel staff would have eyes 

on the street 
o lighting and separate surface treatment for pedestrian walkways are 

proposed for safety 
 would hotel guests also use the laneway? 

o yes 
 was the addition of street furniture considered along Broad Street? 

o seating was considered for the restaurant at the corner of Broad and 
Johnson Streets, but there is not enough room to ensure pedestrian 
circulation 

 will public street parking be used for valet parking? 
o this would not likely be supported; instead, dedicated short-term parking is 

being considered 
 was landscaping along the laneway considered? 

o this has not been considered 
o the laneway is only about 7.3m wide, which leaves limited room for 

landscaping in addition to separated paths for pedestrians and vehicles 
 was an oriel window or hanging bay window considered at the corner of Broad and 

Johnson Streets? 
o this was considered in earlier iterations, where the corner of the building 

was chamfered to create a three-storey entry feature 
o a bay window approach is now proposed to wrap around the corner 
o further exploration of the bay window as an architectural feature can be 

considered 
 were inset entries considered for the storefronts along Broad Street? 

o a continuous street frontage is desired. 
 
Panel members discussed: 
 

  
 opportunity for a bolder statement 
 caution against blending into the context 
 the  
 the importance of the material palette and attention to detailing for the new 

buildings 
 no concerns with the proposed height or density 
 opportunity for increased height at the corner of Johnson and Broad Streets, to 

mitigate the effect of one height across the site 
 g the effect of one height 

across the site 
 the proposed hotel use eliminates earlier concerns for the liveability of suites 
 opportunity for a more significant architectural corner feature at Broad and Johnson 

Streets 
 need for a hierarchy of building entrances to visually clarify the hotel entryway 
 opportunity to improve the relationship at ground level between the heritage 

building and the new building 
 opportunity for a sidewalk café along Johnson Street to animate the street space 

and to soften the edge caused by the change in grade 
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concern for the narrow sidewalk width along Johnston Street; need to ensure 
pedestrian flow and activity along the street 

 opportunity for soft landscaping features along the laneway 
 desire for further planted areas visible from the public realm 
 opportunity for greater separation for the cornice from the rubble wall  
 concern for the proposed stamped concrete, particularly in relation to the rubble 

wall 
 opportunity to explore the addition of an iconic sign feature 
 the restaurant could be relocated down Broad Street to help resolve the ground 

level design issues caused by the change in grade along Johnson Street 
 
 
Motion: 
 
It was moved by Stefan Schulson, seconded by Jason Niles, that the Advisory Design 
Panel recommend to Council that Rezoning Application No. 00699 and Heritage 
Alteration Permit with Variances Application No. 00018 for 1306-1330 Broad Street / 
615-625 Johnson Street / Parts of 622 and 630 Yates Street be approved with 
consideration to the following items: 

 consider refining the architectural expression and windows at the corner of Broad 
and Johnson Streets to increase the building corner  street presence 

 increase the visibility of the rooftop landscaping from the public realm, particularly 
at locations where the building steps back 

 add an additional level of detail to the proposed additions to address the 
relationship at the street level between the storefronts and the public realm 

 pay particular attention to the material choices and details to be consistent with the 
quality and design ethos commensurate with the heritage-
Building 

 reconsider the paving material in the alleyway and consider integrating soft 
landscaping. 

Carried  
 
For: Elizabeth Balderston, Brad Forth, Jason Niles, Jessi-Anne Reeves, Carl-Jan Rupp, 

Karen Sander, Stefan Schulson 
Opposed: Pamela Madoff 
 
 
4. ADJOURNMENT 
 
The Advisory Design Panel meeting of September 25, 2019 was adjourned at 4:20 pm. 
 
 
      
Stefan Schulson, Chair 
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CAIRE & GRANCINI WAREHOUSE 
1314 WHARF STREET SOS 
Revised March 2012 

DESCRIPTION OF HISTORIC PLACE 
The Caire & Grancini Warehouse is a mid-nineteenth-century vernacular brick 
and stone commercial warehouse located within Victoria's Inner Harbour 
Precinct. It sits on a sloping bank between Wharf Street and the Inner Harbour 
waterway. Due to the slope, there is a one-storey frontage facing Wharf Street, 
and two exposed storeys facing the harbour.

HERITAGE VALUE 
Built in 1860, the Caire & Grancini Warehouse is among the oldest commercial 
warehouses on the Inner Harbour and is linked with the Colonial-era 
development of Commercial Row, the original locus for commercial and retail 
ventures in Victoria. The development of Commercial Row was spurred by the 
advent of Victoria’s resource-based economy and the Fraser River gold rush, 
during which time Victoria became the primary supply town for miners. This 
warehouse, which predates the incorporation of the City, forms an integral 
component of the early harbour streetscape. It is situated on a sloping bank 
between Wharf Street and the Inner Harbour waterway, and represents the 
commercial activity that fuelled the initial growth and development of the city. 
Caire & Grancini had originally set up a hardware business in San Francisco 
during the California gold rush. Capitalizing on the Fraser gold rush and Victoria’s 
rapidly growing economy, Caire & Grancini opened a branch of their firm in this 
purpose-built structure in 1860, specializing in the sales of iron, hardware, 
imported glassware and crockery. 

This warehouse is also valued as one of the earliest known commercial projects 
and a rare surviving example of the work of architect John Wright (1830-1915). 
Wright was born on May 15, 1830 at Killearn, Scotland, and arrived in Victoria in 
1858. In 1860, he partnered with George H. Sanders (1838-1920) to form the 
architectural firm of Wright & Sanders (1860-1895), which was responsible for 
the major governmental, institutional, commercial and domestic commissions in 
Victoria prior to their relocation to San Francisco in 1866.

The heritage value of the Caire & Grancini Warehouse also lies in its vernacular 
construction and building materials, its waterfront situation, and in particular its 
waterfront facade, which contributes to the diversity of the city's historic shoreline 
as viewed from the Inner Harbour. The functional design takes advantage of the 
sloping site, with a utilitarian lower floor used for warehousing and accessed from 
the water side, and an upper floor with a commercial storefront facing Wharf 
Street. The Caire & Grancini Warehouse has been subject to additions and 
alterations, reflecting the changing needs of its occupants and its adaptation to 
different uses over time. 



CHARACTER-DEFINING ELEMENTS 
The character-defining elements of the Caire & Grancini Warehouse include its:  

 waterfront location within Victoria's Inner Harbour Precinct, unobstructed 
views between the building and the water and views of the rear façade 
from the harbour 

 continuing commercial use 
 commercial form, scale and massing including its two storey configuration, 

with lower level access at the water side and upper level access at the 
Wharf Street side, and generally symmetrical configuration of the front and 
rear facades 

 industrial vernacular character and detailing, as seen in robust 
construction materials such as the brick upper walls, projecting cornices, 
brick chimneys, rubblestone foundations, stone lintels and interior timber 
structure

 historic fenestration pattern on the waterfront façade, and other random 
window openings that indicate alterations over time 

 contiguous relationship between this building and the adjacent Fraser 
Warehouse, 1316-18 Wharf Street. 



FRASER WAREHOUSE 
1316-18 WHARF STREET SOS 
Revised March 2012 

DESCRIPTION OF HISTORIC PLACE 
The Fraser Warehouse is a mid-nineteenth-century vernacular stone commercial 
warehouse located within Victoria's Inner Harbour Precinct. It sits on a sloping 
bank between Wharf Street and the Inner Harbour waterway. The front and rear 
facades are symmetrical, and represent two stores separated by an interior wall. 
Due to the slope, there is a one-storey frontage facing Wharf Street, and two 
exposed storeys facing the harbour.

HERITAGE VALUE 
Built in 1864, the Fraser Warehouse is among the oldest commercial 
warehouses on the Inner Harbour and is linked with the Colonial-era 
development of Commercial Row, the original locus for commercial and retail 
ventures in Victoria. The development of Commercial Row was spurred by the 
advent of Victoria’s resource-based economy and the Fraser River gold rush, 
during which time Victoria became the primary supply town for miners. This stone 
warehouse forms an integral component of the early harbour streetscape. It is 
situated on a sloping bank between Wharf Street and the Inner Harbour 
waterway, and represents the commercial activity that fuelled the initial growth 
and development of the city. This warehouse was built for the Honorable Donald 
Fraser (1810-1897). Born in Scotland, Fraser came to Victoria in 1858 and 
shortly after his arrival became the unofficial advisor to Sir James Douglas (1803-
1877), governor of the Colony of Vancouver Island. Fraser was a member of the 
Vancouver Island Legislative Council between 1864 and 1866. Fraser was also a 
wealthy speculative land developer, and owned numerous lots in the downtown 
core.

This warehouse is also valued as one of the earliest known commercial projects 
and a rare surviving example of the work of prominent local architect and 
contractor Thomas Trounce (1813-1900). Trounce arrived in Victoria at the time 
of the 1858 gold rush; the majority of Trounce's buildings were of masonry 
construction, an influence from his Cornish background.  

The heritage value of the Fraser Warehouse also lies in its vernacular 
construction and building materials, its waterfront situation, and in particular its 
waterfront facade, which contributes to the diversity of the city's historic shoreline 
as viewed from the Inner Harbour. The functional design takes advantage of the 
sloping site, with a utilitarian lower floor used for warehousing and accessed from 
the water side, and an upper floor with a commercial storefront facing Wharf 
Street. The Fraser Warehouse has been subject to additions and alterations, 
reflecting the changing needs of its occupants and its adaptation to different uses 
over time. 



CHARACTER-DEFINING ELEMENTS 
The character-defining elements of the Fraser Warehouse include its: 

 waterfront location within Victoria's Inner Harbour Precinct, unobstructed 
views between the building and the water and views of the rear façade 
from the harbour 

 continuing commercial use 
 commercial form, scale and massing including its two storey configuration, 

with lower level access at the water side and upper level access at the 
Wharf Street side, symmetrical configuration of the front and rear facades, 
double-gabled roof structure and division into two halves with a central 
wall

 industrial vernacular character and detailing, as seen in robust 
construction materials such as the rubblestone foundations and walls, 
dressed quoins, granite lintels, shaped raised front and rear parapets, 
sandstone façade pilasters and interior timber structure 

 historic fenestration pattern on the waterfront façade, and other random 
window openings that indicate alterations over time 

 contiguous relationship between this building and the adjacent Caire & 
Grancini Warehouse, 1314 Wharf Street. 
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November 19, 2019 

Miko Betanzo 
City of Victoria 
1 Centennial Square 
Victoria, BC V8W 1P6 

Re:  Northern Junk Buildings Land Lift and Amenity Contribution Analysis 

G.P. Rollo & Associates (GPRA) was retained by the City of Victoria to prepare a land lift and amenity 
contribution analysis of the proposed rezoning of the Northern Junk Buildings development site (the Site) 
from the current Inner Harbour Heritage District (IHH) zone to a new zone proposed by Reliance Properties 
(the proponent) that would allow for development up to 3.4 FSR for 47 residential dwelling units to be 
designated as rental in perpetuity (comprising roughly 3,623 square metres of GBA) and ground floor 
commercial totaling roughly 873 square metres of GBA. 

The purpose of the analysis is to estimate the land lift and amenity contribution on the site from an 
increase in density from 1.0 FSR on IHH zoned land which would allow for 345 square metres of residential 
strata on top of 873 square metres of commercial space in the refurbished heritage building to a proposed 
density of 3.4 FSR mixed use development on the Site. This lift is expected to finance the costs of 
rehabilitation, restoration and seismic upgrading of the heritage buildings on the Site. The analysis also 
considers the value of the harbour pathway being constructed by Reliance as part of this project and an 
internal alley, secured under a statutory right of way. 

The analysis consists of preparation of residual land value analyses which determine the maximum value 
that a developer could afford to pay for the Site under current zoning (which assumes a maximum FSR of 
1.0 and required improvements to the Northern Junk Heritage Buildings) and under the zoning required 
for the proposed development. GPRA assumes development occurs under current market conditions and 
does not attempt to reflect potential changes in the market. GPRA used standard developer proformas for 
each case to model the economics of typical development as proposed/allowed under current and new 
zoning.  

between residual land values under current base density and 
under the proposed new zoning. 

METHODOLOGY & ASSUMPTIONS 

The analyses are created using a standard developer proforma wherein estimates of revenues and costs 
are inputs and the remaining variable is the desired output. In typical proformas this output is usually 
profit, following a revenues minus costs equals profit formula. For a residual land valuation, however, an 

solve for. For projects with minimal strata a profit to project cost metric is not appropriate, as it would be 
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difficult to support any land value and achieve a profit on cost with commercial and residential rents at 
market rates. Instead, developers would typically look at the yield of ongoing revenue measured as an 
internal rate of return (IRR). GPRA has determined the residual land value for the property in the base 
density scenario using a target IRR of 6.25%, reflective of current capitalization rates for commercial retail 
in the City (the 6.25% IRR is set at 1.25% points above the cap rate for commercial at 5.00%). For the 
rezoned density analysis GPRA has assumed a target IRR of 5.71% which represents a achieving 1.5% 
higher than the blended cap rates for commercial at 5.00% and 4.00% for residential rental (based on 
proportion of gross building area). The residual values are the maximum supported land value a developer 
could pay for the Site (under the densities tested) while achieving an acceptable return for their project. 
 
The residual land values determined from these analyses are then co
that arises from the change in zoning. This lift in value is the total potential monies that are available for 
amenities or other public works not considered as part of the analysis. Typically there is some sharing of 
the lift value between the Municipality/District and the developer, but the percentage shared varies by 
community and by project.  
 
GPRA determined strata revenues used in the analyses from price estimates of newly developed 
apartments in the general vicinity of the Site from an independent survey of the market. Heritage building 
upgrades and other hard project costs were taken from estimates prepared by Altus Group for Reliance 
Properties and are deemed reliable. Other costs not provided and confirmation of costs provided were 
derived from market sources, including information readily available from quantity surveyors on average 
hard construction costs in the City. Development or soft costs have been drawn from industry standards, 

 
 
Revenues and operating cost assumptions for the residential rental and commercial components of the 
project were determined from a review of current lease rates and terms for available space in the 
downtown of Victoria in proximity to the water. 
 
The cost to construct the waterfront walkway (referred to as David Foster Way) proposed by Reliance 
Properties has been included in the analysis as it is considered an amenity and should be given 
consideration. Other items included in the analysis for which estimated costs have been provided include a 
statutory right of way. Furthermore, environmental remediation costs have not been included in the 
proforma analysis nor have any heritage rehabilitation incentives. 
 
All information provided by Reliance Properties has been checked and deemed reliable upon review by 
GPRA. 
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CONCLUSIONS & RECOMMENDATIONS 
 

rezoning the Site based on the 
analyses, and as such no amenity contribution beyond which has been offered in-kind as part of the 
project should be requested. This lack of lift is due to the estimated cost of the proposed public waterfront 
walkway and other proposed public amenities to be included with the project (see table below). 
 

IN-KIND CONTRIBUTIONS  
David Foster Way     $480,000 
Alley  SRW Improvements    $220,000 
Historic Restoration                 $1,850,000 
Soft Costs @ 25%            $462,500 
TOTAL                   $3,012,500 

   
Heritage costs also create a drag on the economic performance of the project and will likely require the 
proponent to seek whatever grants for heritage are available and may require other assistance such as tax 
abatement. There is also the factor that the residential area in the base density scenario, while small, 
would command a premium as strata condos, whereas the residential area in the rezoned analysis is 
proposed to be designated as rental in perpetuity which will contribute less on a per square foot basis 
toward a land residual. 
 

part of rezoning the Northern Junk Buildings Site. I am available to discuss this further at your 
convenience.  
 

 
 
Gerry Mulholland |Vice President 
G.P. Rollo & Associates Ltd., Land Economists 
T 604 275 4848 | M 778 772 8872 | F 1 866 366 3507 
E gerry@rolloassociates.com| W www.rolloassociates.com 



MEMO 

DATE: May 13, 2019

PROJECT NO: 04-18-0438 

PROJECT: Northern Junk 

SUBJECT: Parking Variance and Access Review

TO: Crosstown Properties Ltd. 

PREPARED BY: Jason Potter, PTP  

REVIEWED BY: Simon Button, P.Eng. 

1. INTRODUCTION
Crosstown Properties is proposing to develop the Northern Junk site. As shown in Exhibit 1, the site 

is located west of Wharf Street, north of Reason Park, on the downtown edge of Victoria’s Inner 

Harbour. 

The current development plan is comprised of 47 residential units and approximately 9,411 square 

feet (874 m2) of ground-level commercial space. The commercial space is envisioned to include 

restaurant and retail tenants. The site plan, dated March 8, 2019, is provided in Exhibit 2.  

This current site plan represents a significantly reduced development from previous plans in terms 

of gross floor area as well as the site’s boundaries. The current plan does not include vehicle 

parking due to construction constraints and the required preservation of the heritage buildings. 

As stated within the City of Victoria’s (City) September 21, 2018 Committee of the Whole Report, a 

vehicle parking variance is now required due to the recent 2018 adoption of the Downtown Zoning 

Bylaw. 

Crosstown Properties retained Bunt & Associates to conduct a Parking Variance and Access Review 

for the project which is presented herein. This Review will examine the feasibility of the proposed 

parking supply variance as well as access for loading and emergency vehicles.  
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2. PARKING SUPPLY AND BYLAW REQUIREMENTS

2.1 Proposed Parking Supply 

The development does not include vehicle parking spaces.

2.2 Bylaw Requirement 

The site is currently zoned Inner Harbour Heritage. With this zoning there are no vehicle parking 

requirements.  

With current rezoning the City of Victoria has indicated they would prefer zoning characteristics 

comparable to their recently (2018) updated “Old Town District-1 Zone” Bylaw requirements.  

Properties in the Old Town District 1 Zone have no off-street vehicular parking requirement when 

the development site is less than 1,100 m2.  

The no parking requirement is in recognition of site access and construction constraints common in 

the Old Town District, as well as the form and character context where vehicle parking is not a 

planning priority.  

The subject Northern Junk site is slightly larger than the 1,100 m2 threshold with 1,218 m2 above 

the site’s Present Natural Boundary.  Of the 1,218 m2 area above Present Natural Boundary 199 m2   

will be allotted to David Foster Harbour Pathway leaving a functional development area of 

approximately 1,019 m2. This functional site area is under the 1,100 m2 threshold and hence the 

site would have no parking space requirements. 

Table 2.1 below summarizes the Bylaw parking requirement for the residential portion of the 

development if the development were to adopt the comparable Old Town District 1 Zone parking 

requirements and if the site was deemed to be greater than 1,100 m2. 

Table 2.1:  Residential Parking Requirement  

UNIT SIZE UNITS BYLAW PARKING REQUIREMENTS REQUIRED PARKING

Resident Parking 

Less than 45 m2 12 0.65 spaces per unit 7.8 

45 m2 to 70 m2 26 0.80 spaces per unit 20.8

Greater than 70 m2 9 1.2 spaces per unit 10.8

Visitor Parking 47 0.10 spaces per unit 4.7 

TOTAL 47 44.1  (44) 

Our calculations in Table 2.1 for 44 parking spaces do not include commercial parking spaces. 

Downtown commercial parking Bylaw rates range from 1 per 400 m2 for drinking establishment or 

food and beverage service to 1 per 200 m2 for a brew pub or retail trade. At this time specific tenant

types are unknown.  A middle rate of 1 space per 300 m2 applied to the 9,411 square feet (874.3 
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m2) of commercial floor area results in 2.9 (3) required parking spaces for the commercial 

component of the development.  

The three required commercial parking spaces plus the 44 residential spaces would result in a total 

site Bylaw requirement of 47 parking spaces if the comparable Old Town District 1 Zone were 

applied to this site and the site was considered to be greater than 1,100 m2.   

3. PARKING ANALYSIS 
Vehicle ownership per household, and therefore the need for vehicle storage (parking) depends on a 

number of factors.  Listed below are a few typical key factors for residential sites: 

Size of the household unit (number of bedrooms); 

Tenure of unit (rental or strata); 

Transportation options such as proximity to transit and active transportation infrastructure;  

Transportation Demand Management (TDM) measures in place at the site; and, 

Mixed use shared parking opportunities (if applicable). 

 

The proposed development has a range of bedroom sizes however all units are modest in size. 12 

units are less than 45 m2. The average size of the eight studio units is 40.7 m2.  The average size of 

the 29 1-bedroom units is 50.4 m2.  The average size of the ten 2-bedroom units is 78.9 m2 and the 

average size of the three 3-bedroom units is 83.8 m2.  

72% of the units are less than 700 square feet. The development’s largest unit is 1,091 square feet.  

A breakdown of unit types by rooms is provided in Table 3.1.   

Table 3.1:  Residential Unit Breakdown 

UNIT TYPE AVERAGE SIZE NUMBER OF UNITS
PERCENTAGE OF 

UNITS 

Studio 37.8 m2 8 17%

1 Bedroom 50.4 m2 26 55%

2 Bedroom 78.9 m2 10 21%

3 Bedroom 83.8 m2 3 6%

- 56.5 M2 47 -

All residential units will be rental units.  

The site is adjacent to or near a wide range of transit options. A bus stop on Wharf Street is located 

immediately south of the site in front of Reeson Park, providing access to BC transit bus routes 10 

and 15. BC transit routes 24 and 25 travel along Johnson Street. 
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The site is extremely accessible by foot, bicycle and transit. The majority of trips to/from the site 

are expected to be completed by these active transportation modes.  

The site will be enabling walking by providing walking connections through the site as well as on its 

Wharf Street frontage and on the David Foster Pathway. The development provides dedication along 

its Wharf Street frontage for the introduction of an All Ages and Abilities (‘AAA’) cycling route.  

The construction of an underground parkade is not viable on this site due to grade issues and the 

required preservation of the two heritage buildings. 

Bunt has identified four factors that support a zero vehicle parking provision for the site. They are:  

1. The site’s limited vehicle access: The site will have vehicle access from the adjacent lane 

which is accessed from one Wharf Street driveway. This lane access will cross a future AAA 

bike route as well as a busy pedestrian sidewalk. Minimizing parking spaces on-site and 

corresponding vehicle volumes is considered critical due to the site’s vehicle access 

constraints.  

2. The site’s critical pedestrian route links: The site’s critical pedestrian link along the 

waterfront (David Foster Pathway) that connects the downtown waterfront area with the new 

Johnson Street Bridge highlights the site’s opportunity to foster the site’s walking mode 

split.   

3. Consistent with nearby buildings: Having no on-site commercial visitor parking is 

consistent with other retail commercial businesses on the west (or water side) of Wharf 

Street.  Building parking on the West side of Wharf Street is difficult as the site is adjacent 

to and slopes down towards the Inner Harbour waterfront.    

4. Nearby parking options: There are nearby public parking options for commercial visitors. 

For example, the Bastion Square Parkade on Yates Street with 361 parking spaces is just 

180 metres from the site. Various other additional on-street and parking lot options are 

within 100m of the site.  

Downtown parkades are open 24 hours a day seven days a week and provide potential long 

term parking options for tenants.  The resident parking demand for the proposed 47 

residential units is estimated to be approximately 10 to 20 vehicles. The impact of this 

magnitude of additional parking demand to nearby downtown supply is anticipated to be 

negligible. Additional parking opportunities exist near the site including potentially at 910 

Government Street which is also owned by Crosstown Properties. If tenants desire a parking 

space they will have the opportunity to lease a parking space from a nearby parking 

opportunity of their choosing.  
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Crosstown Properties plans to seek short, mid, or long term lease agreements for vehicle 

parking on the adjacent City properties immediately north of the development site.

Transportation Demand Management (TDM) measures that will further support a lower parking 

supply will be discussed in Section 4. 
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4. TRANSPORTATION DEMAND MANAGEMENT
Transportation Demand Management (TDM) seeks to decrease private vehicle use by enabling other 

more sustainable modes of transportation.  

The following TDM elements are proposed as part of the development. They are intended to 

encourage future tenants, employees and visitors to use travel modes other than single occupant 

vehicles and hence lower the proposed development’s parking demand and corresponding vehicle 

use.  

4.1 Walking Network Improvements 

As part of the new Johnson Street Bridge, 

a new plaza area has been constructed 

along the bridge’s south edge. The 

pedestrian orientated new Johnson Street 

Bridge and the surrounding plaza areas 

highlight the importance of pedestrian 

and cycling connectivity along the edges 

of the development site. 

The proposed David Foster Harbour 

Pathway connection along the site’s west 

edge provides a critical link for the David 

Foster Harbour Pathway which will extend 

over five kilometers from Rock Bay to 

Ogden Point along the Inner Harbour.  

 

Top Photo: Facing North. David Foster 

Harbour Pathway in Reeson Park, 

development site and new Johnson 

Street Bridge in Background. 

 

Bottom Photo: Facing North. Existing 

incomplete trail along development site waterfront. 
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4.2 Cycling Network Improvements 

A two-way protected bike lane is being constructed on the west side of Wharf Street from Belleville 

Street to Pandora Street. The bike route will front the Northern Junk site and will connect to the 

City’s larger cycling network including, over the bridge to the Galloping Goose Regional Trail and 

into the City’s downtown AAA cycling route grid.  

The Northern Junk development plan provides land along the Wharf Street frontage to allow the 

construction of this valuable cycling route link.  

4.3 Bicycle Parking 

The development proposes to supply a total of 71 Long Term (or Class 1) bicycle parking spaces. 66 

of these are for tenants and five will be for the commercial land use.   

The proposed bicycle parking supply exceeds the City’s updated Bylaw requirements (Zoning Bylaw 

No. 80-159 Schedule C) which are presented in Table 4.1. The City of Victoria’s updated Zoning 

Bylaw 2018 No. 18-072 does not apply to downtown area west of Wharf Street however its bicycle 

parking requirements are consistent with the rates presented in Table 4.1. 

Table 4.1: Long Term Bicycle Parking Requirements 

UNIT SIZE SIZE / UNITS BYLAW PARKING REQUIREMENTS REQUIRED PARKING

Residential

Less than 45 m2 12 1.0 spaces per unit 12 

Greater than 45 m2 35 1.25 spaces per unit 43.75 

Residential Subtotal 55.75 

Commercial 874 m2 1 per 200 m2  4.37

TOTAL 60.12 (60)

As indicated in Table 4.1, the proposed 71 Class 1 bicycle spaces exceed bylaw requirements for 60 

spaces by 11 spaces.  

Short term bicycle parking space Bylaw requirements were calculated at five spaces for the 

residential component (0.1 per residential unit) and four for the commercial component (1 per 200 

m2) for a total of nine short term bike spaces. The constricted site does not have area for nine short-

term bike spaces however they have expressed an interest to work with the City of Victoria to place 

these short term spaces on adjacent public space. As noted prior the site exceeds long term spaces 

requirements by 11 spaces. 
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4.4 Unbundle Parking 

Unbundled parking refers to the leasing or selling of parking spaces separate from the residential 

units. Northern Junk’s residential unit costs will not include a parking space. If tenants desire a 

space they will have to directly incur those costs. This helps to actualize the true costs of a parking 

space and creates a financial incentive for tenants who do not own a vehicle.  

5. LOADING
Emergency vehicles, as well as loading, garbage and recycling activities will be conducted on the 

lane fronting the site’s east edge (shown on Exhibit 1). The lane is accessible only from Wharf 

Street.  

Loading vehicles anticipated to be SU9 (single unit with 9m box) sized vehicles or smaller will use 

the neighbouring parking lot drive aisles north of the site to conduct a turn around maneuver to 

return to Wharf Street. Emergency vehicles will also use the same turnaround space. The site is 

therefore at this time reliant on the adjacent property and its turnaround space for emergency 

vehicle access as well as garbage, recycling and loading access. If the neighbouring site/ parking lot 

to the north is developed, that development will also require a replacement turnaround area. If the 

neighbouring site to the north were to be converted to park or plaza space, then the existing lane 

would require considerations for required vehicles to conduct turnaround manoeuvres.  

A walking path/ alley running through the centre of the building will be used to bring loading 

materials between the water edge of the site and the lane.
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6. SUMMARY & RECOMENDATIONS

6.1 Summary 

The construction of an underground parkade is not viable on this site due to grade issues and the 

required preservation of the two heritage buildings.  

If tenants desire a parking space they will have the opportunity to lease a parking space from 

nearby properties. Nearby downtown parkades are open 24 hours a day, seven days a week and 

provide potential long term parking options for tenants.   

The resident parking demand for the proposed 47 residential units is estimated to be 

approximately 10 to 20 vehicles. The impact of this magnitude of additional parking demand to 

nearby downtown supply is anticipated to be negligible. Bunt concludes that the parking demand 

generated by the proposed development can be absorbed into the Downtown parking supply. 

Factors supporting the building’s zero parking supply include: 

1. The site plan allows for a future AAA cycling route along the Wharf Street frontage. In 

addition, it provides a critical waterfront linkage between the David Foster Harbour 

Pathway to the south of the development site and the Johnson Street Bridge’s lower 

pedestrian plaza area and pedestrian bridge crossing deck to the north of the site.   The 

site plan’s pedestrian network improvements through the site and in particular its 

proposed David Foster Harbour Pathway connection along the site’s water edge are 

considered extremely valuable and meaningful contributions to the City’s active 

transportation network. 

2. The site plan will disburse pedestrian movements through the site and along the 

waterfront past Reeson Park. This is anticipated to activate and revitalize Reeson Park and 

the David Foster Harbour Pathway in this area.  

3. The subject site and the proposed development fit key characteristics of other nearby Old 

Town District sites which do not require vehicle parking. Providing no on-site parking 

spaces is consistent with neighbouring sites and Bylaw intent to preserve heritage and 

promote low vehicle use.   

4. The units are generally small in size and are rental units. These factors are shown to 

generate lower vehicle parking demands. 

5. The site plan indicates Class I bicycle parking in excess of Bylaw requirements.  

6. Safety and traffic operational advantage for minimized on-site parking supply and 

corresponding vehicle volumes entering and exiting the site. This is exacerbated by the 
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site’s sole vehicle access crossing a future AAA cycling route on Wharf Street and the

parallel anticipated high volume pedestrian sidewalk. 

7. There are nearby public vehicle parking options for the site’s commercial visitors and 

residential tenants and visitors.  

Emergency vehicle access as well as loading, garbage and recycling vehicles will accessed the site 

from the lane fronting the site’s east edge. The lane is accessible only from Wharf Street. Emergency 

and loading vehicles (anticipated to be SU9 sized vehicles or smaller) will use the neighbouring 

parking lot drive aisles north of the site to conduct the turnaround manoeuvres required to return 

to Wharf Street. The site is therefore reliant on the adjacent property and its turnaround space for 

emergency vehicle and loading access. If the neighbouring site/ parking lot to the north is 

developed, that development will also require a replacement turnaround area for northbound 

vehicles returning to Wharf Street. 

6.2 Recommendations 

Bunt recommends the proposed development site be provided zoning with no vehicle parking 

requirements instead of the comparable Old Town District 1 Zone which would have required 47 

vehicle parking spaces.  

 

                                                                     ***** 

 































































































Accelerating success.  Real estate advisors with more than 480 offices throughout more than 61 countries worldwide.

Colliers International
1175 Douglas Street, Suite 1110
Victoria, BC  V8W 2E1
www.colliers.com/victoria

MAIN

FAX

November 20, 2019

Mayor and Council
City of Victoria

RE: 1314-1318 Wharf Street Northern Junk, Victoria, BC

Please accept this letter as my strong support for and endorsement of the proposed 
heritage restoration and development by Reliance Properties Ltd. of the 

-1318 Wharf Street.

What Reliance is proposing will not only bring these long-neglected buildings back to life
and add a vibrancy to this area; it will also add badly needed rental housing to the City. The
lack of housing options in the City is having a detrimental impact on labour and 
employment so any increase in the housing stock should be seen as a positive. If Council 
is truly committed to increasing housing availability, you should unanimously support this 
project.

Respectfully Submitted,

Michael Miller
Executive Vice President
Colliers International
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Richard Elliott

From: Victoria Mayor and Council

Sent: June 18, 2020 8:54 AM

To: Victoria Mayor and Council

Subject: Fw: Northern Junk to Council

Attachments: The Guild, Victoria.pdf; image001.png

From: Jon Stovell  

Sent: June 17, 2020 12:27 PM 

To: Lisa Helps (Mayor) <LHelps@victoria.ca> 

Cc: Juan Pereira  

Subject: Northern Junk to Council  

  

Hi Lisa 

 

Thanks for reminding me that there will be another consideration of 

Northern Junk at Council Tomorrow. 

 

It would be amazing if the vote was reconsidered as there is otherwise 

very little future for this site. We really are at a loss. 

 

Also we had 21 letters of support and 3 letters of opposition. One of the 

opposition letters was from a former Councilor and one from the former 

Heritage Planner which are both unfair to the current Council and the 

Current Heritage staff. Is the high level of support and idiosyncratic 

opposition not a strong mandate for a Public Hearing. 

 

There is a long history of Heritage Buildings being living buildings and 

adapting to needs over time. 

 

Take a look at the attached past additions to the Guild Building that is 

right next door to the South of Northern Junk. 

 

The Dashed area was the original building and everything else was 

added. 
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Kind regards. 

 
 

--  
The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link points to the correct file and location.

 
 

 

 

JON STOVELL PRESIDENT 
 
305 - 111 WATER STREET 
VANCOUVER, BC  CANADA V6B 1A7 

    
RELIANCEPROPERTIES.CA 
 
 



NORTHERN JUNKADDITION – BUT NOT ‘ROOFTOP’ ADDITION [1232-1252 WHARF]: 



NORTHERN JUNKADDITION – BUT NOT ‘ROOFTOP’ [1232-1252 WHARF]: 
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Richard Elliott

From: Matt Woodland 

Sent: September 12, 2020 5:29 PM

To: Victoria Mayor and Council

Subject: Northern Junk

Dear Mayor and Council 

I’m writing to offer my support for the latest proposal for the Northern Junk lot.  

The drawn out process on this site has resulted in what I believe to be a highly supportable design that blends into old 

town with an element of modernity.  

The project will serve to enhance the harbor walkway and foreshore on a private developers account and provide both 

jobs and homes - two things the city is desperately in need of as evidenced by the current economic and housing crisis. 

While these homes will be higher end, people in older housing and seeking newer accommodation will move in, creating 

more opportunity in more affordable houses as the ripple effects of new supply are felt throughout the housing stock.  

The current buildings are an eye sore and personally I question any heritage value. However, the current design 

preserves their facade - the interior is functionally obsolete so I don’t see why we would keep it.  

What happens if this is rejected? At some point me Stovell will give up. Maybe he’ll sell the site. But who would take it 

on and try to develop it after what he’s been through? Maybe he keeps it and does nothing as a big f@ck you to the 

city. Neither seem great options.  

 It’s time to approve the design. through a far too arduous process we have arrived at a design that adds housing, 

enhances the harbor, preserves the heritage and will create meaningful jobs in the short and medium term. What else 

are we looking for? 

 

Matt Woodland 

 

Sent from my iPhone 
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Richard Elliott

From: John G. Boehme 

Sent: September 13, 2020 4:08 PM

To: Victoria Mayor and Council

Cc: Public Hearings

Subject: RE: Item E5 1314 &1318 Wharf Street

Reference:Committee of the Whole  

September 17, 2020 

Item E5 1314 &1318 Wharf Street 

 
I am writing in regards to Committee of the Whole meeting this Thursday September 17, 2020 

pertaining to the redevelopment / enhancement of 1314 &1318 Wharf Street. 

My name is John G. Boehme Victoria resident, property owner and executor of the Estate of my late Father 

John L. Boehme’s heritage designated property “seaman’s institute” at 106 Superior St in James Bay. 

 
I was also fortunate to have been both a partner and employee with the late Tom Ferris at Ferris restaurant 

on lower Yates & Zombies Pizza Wharf St. Our Family also transformed the Heritage Willy’s bakery building 

into the first Café/Tapas restaurant La Boheme’ on Lower Johnson St.  

 
I would like to voice my support for the recently adjusted redevelopment & enhancement of two Northern 

Junk properties at 1314 & 1318 Wharf Street. I have reviewed the plans and thoroughly believe that this 

development by multi award winning Reliance Properties Ltd. development will not only add much needed 

housing and “walk ability” with the boardwalk extension but it will also revitalize the adjacent commercial 

properties that continue to struggle all while enhancing the lower Yates area which is the confluence and 

major hub of Victoria. I have followed the process of approval over the last decade and with each of the 

numerous adjustments and believe this the final and fifth plan meets and far exceeds all expectations in 

making the waterfront and surrounding area and internationally recognized twenty first century example of 

urban renewal while also keeping an emphasis on the heritage architecture.  

 
In closing I would like to offer kudos to Reliance Properties for investing significant energy, time and monies in 

the revitalization of Victoria during these unprecedented, uncertain and unsettling times. 

I would also like to commend Reliance Properties for its resilience, perseverance and positive contributions in 

making current & future positive cultural, civic and architectural impacts on the City.  
  

John G. Boehme Dip Visual Art,BFA(VAL),MFA  
e-mail:j  
Websites: 
http://johngboehme.weebly.com/ 
Vimeo: https://vimeo.com/user7683852 
Youtube:http://www.youtube.com/user/johngboehme 
phone:  
"Yours, as always in perpetual service" 
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John G. Boehme acknowledges the homeland of the Lkwungen speaking peoples of the (Esquimalt and 
Songhees), Malahat, Pacheedaht, Scia'new, T’Sou-ke and W̱SÁNEĆ (Pauquachin, Tsartlip, Tsawout, Tseycum) 
peoples. I acknowledge their welcome and graciousness to work and seek knowledge here. 

Huy ch q’u (Thank you),  
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Amanda Ferguson

From: Merinda Conley 
Sent: September 16, 2020 10:37 AM
To: Legislative Services email
Cc: John O'Reilly; Miko Betanzo
Subject: RE: September 17, 2020 REZ & HAP with Variances Applications - 1314 and 1318 Wharf Street 

(Northern Junk)

Importance: High

Please add the following correspondence below to the report to Council at the COTW scheduled for September 17, 
2020. 
 
Thank you. 
Merinda Conley 
 

From: Merinda Conley    
Sent: Monday, September 14, 2020 6:08 PM 
To: 'mayorandcouncil@victoria.ca' <mayorandcouncil@victoria.ca> 
Cc: 'John O'Reilly' <joreilly@victoria.ca>; 'mbetanzo@victoria.ca' <mbetanzo@victoria.ca> 
Subject: September 17, 2020 REZ & HAP with Variances Applications ‐ 1314 and 1318 Wharf Street (Northern Junk) 
 

September 17, 2020 Rezoning Application No. 00701 and Heritage Alteration Permit with 
Variances Application No. 00236 for 1314 and 1318 Wharf Street (Northern Junk) 
 
Dear Mayor and Council, 
 
As the former Senior Heritage Planner for the City of Victoria from July 2016 to June 2019, I would like to express my 
strong support for the revised Northern Junk application that you are reconsidering on September 17, 2020. The revised 
design is very refined, and it embraces the historical integrity of the Fraser Warehouse, and the Caire and  Grancini 
Warehouse, in a respectful and elegant manner. The historic fabric of these two warehouses as a foundational imprint 
of Commercial Row’s early harbour streetscape is not compromised, and the vertical emphasis these warehouses may 
support provides a more contextual balance in scale with their current setting.  In essence, the contemporary layer 
emphasizes the presence of these historic warehouses rather than diminishing it, secures their ongoing integration into 
the streetscape rather than erasing it, and celebrates their contribution to Victoria’s history rather than leaving them to 
fade further into perilous disrepair. 
 
Respectfully yours, 
 
 
 
 
 
 
Merinda Conley  
MRAIC, MAAA (IA), CET 
M.E.Des.(Arch), Dip.Arch,Tech., NCI Certified 
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Amanda Ferguson

From: steveandruth 
Sent: September 16, 2020 11:28 AM
To: Legislative Services email
Subject: RE: 1314 and 1318 Wharf Street - Rezoning Application No. 00701 and Heritage Alteration Permit 

with Variances No. 00236 (Downtown)
Attachments: Mayor Lisa Helps and Victoria City Council.docx

Dear Legislative Services, 
Attached is a copy of a letter to Mayor and Council concerning the Northern Junk application, on this week’s Committee 
of the Whole agenda. 
 
The following message has been e‐mailed to all members of Council. 
 
Dear Mayor Helps and Members of Council; 
 
I have reviewed the revised proposal for 1314‐1318 Wharf Street from Crosstown Properties/Reliance Properties dated 
August 7, 2020, which is scheduled for consideration by Committee of the Whole this Thursday, September 17,2020. In 
my view, the changes proposed are minor and do nothing to address the substantial issues contained in my original 
letter to Mayor and Council dated June 5, 2020. This proposal does not meet the City’s recently adopted Old Town 
Design Guidelines for New Buildings and Additions to Existing Buildings nor does it comply with the Standards and 
Guidelines for the Conservation of Historic Places in Canada. It overwhelms the modest scale of these important 
heritage buildings and threatens the integrity of one of the most significant heritage districts in the province. I urge you 
to decline this application. 
 
Yours truly, 
Steve Barber 
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Mayor Lisa Helps and Victoria City Council 

Re: Northern Junk Project/Caire and Grancini & Fraser Warehouses 

Heritage Alteration Permit Application No. 00236 

 

Dear Mayor Helps and Members of City Council, 

Please do not support this application which would severely damage the character of Old 
Town! 

The application would radically alter two of the most historically significant heritage buildings 
on Victoria’s Inner Harbour. These warehouses, dating to 1860, are two of the oldest historic 
commercial buildings in downtown Victoria. The heritage value of these buildings lies in their 
modest scale, their vernacular construction, and their appearance as freestanding structures 
which contribute to the diversity of the City’s historic shoreline as viewed from the Inner 
Harbour. 

This proposal does not meet the City’s recently adopted Old Town Design Guidelines for New 
Buildings and Additions to Existing Buildings nor does it comply with the Standards and 
Guidelines for the Conservation of Historic Places in Canada. Specifically, the Old Town Design 
Guidelines state: 

• A new rooftop addition should not compete with a historic building in size, scale or 
design, and should maintain the visual significance of the historic building within the 
streetscape. An addition that radically exceeds the size and scale of a historic building, 
or has a visually dominant design undermines the heritage value of the building and 
district. Old Town has a uniquely cohesive historic character that new additions should 
respect. In a heritage conservation area, the success of an addition will be measured by 
its compatibility both with the building itself and the district as a whole. A rooftop 
addition that is subordinate to an individual historic building will be subordinate to the 
district by extension. 

This proposal also violates the following principles of the Standards and Guidelines for the 
Conservation of Historic Places in Canada which recommends against: 

• Constructing a new addition that obscures damages or destroys character defining features of 
the building. 

• Designing a new addition that has a negative impact on the heritage value of the building. 

Other heritage buildings on the harbor have been successfully rehabilitated without resorting 
to oversized additions. Examples include the Canoe Club restaurant and pub, Capital Iron, 
Hartwig Court, and the recent rehabilitation for Phillips Brewery (a modest rooftop addition to 
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the former BC Electric Railway Car Depot buildings at Discovery and Store Streets, (former 
Sportstrader’s store). 

The City of Victoria has a long, distinguished history of leadership in the heritage conservation 
of its historic downtown core. This was recognized in 2001 by the Heritage Canada Foundation, 
when it awarded the Prince of Wales Prize for “the long record of achievement by the City of 
Victoria in preserving its heritage buildings and historic districts.” The past 25 years have seen a 
huge investment by the private sector in sensitive rehabilitation of its commercial heritage 
buildings. This proposal, on the other hand, would set a dangerous precedent which will 
undermine future efforts to conserve the scale and character of one of the finest heritage 
districts in Canada.  

I strongly recommend that you decline this application.   

Yours truly, 

Steve Barber 

Senior Heritage Planner, City of Victoria (1986 – 2014) 

 

 



Northern Junk Properties 
1314-1318 Wharf Street 
Committee of the Whole 

September 17th, 2020 

To:  Mayor and Council


The proposal for the Northern Junk properties will be considered 
at the September 17th Committee of the Whole meeting.  
Committee had previously referred the application back to staff 
with the directive to work with the applicant to bring the proposal 
more into compliance with the Design Guidelines for Old Town.  
In reviewing the resubmitted application it is very disappointing 
to see that little change has been undertaken and the proposal is 
still significantly at odds with the Design Guidelines as well as the 
Standards and Guidelines for the Conservation of Historic Places 
in Canada.


The staff report included in the August 7, 2020 agenda states 
that the  Official Community Plan moves away from taking an 
‘archival’ approach to heritage within Old Town and sets out a 
vision to create a living and breathing Old Town, where buildings, 
old and new, are occupied, vibrant and are actively contributing 
to the liveability and well being of the community as a whole.


This statement suggests that prior to the current Official 
Community Plan being adopted in 2012 that projects that had 
been developed in Old Town, had not achieved these goals while, 
at the same time, respecting and responding to the principles 
related to heritage conservation and rehabilitation.


This is a very puzzling, and factually incorrect, conclusion since 
Victoria’s Old Town is considered one of the most vibrant, 



desirable, diverse and attractive areas of the city, where people 
are able to live, work and recreate.  In addition, it enjoys an 
international reputation for the quality of its heritage buildings 
and their sensitive rehabilitation - all achieved while respecting 
and responding to the principles associated with heritage 
preservation, rehabilitation and adaptive reuse.


Far from taking an archival approach to heritage in Old Town past 
practices have resulted in creating a vibrant and diverse 
neighbourhood that includes non-profit housing, seniors’ 
housing, apartments, condominiums, retail outlets and 
entertainment venues.  Hardly a neighbourhood that would be 
described as suffering from an “archival’ approach to heritage.


Both new construction and rehabilitation projects have moved 
forward successfully in Old Town over many decades  while 
complying with the applicable guidelines.  The Northern Junk 
property is no different from many of those properties that were 
purchased at market rate and constrained by the size of the 
existing building.


I hope that Council will consider the long and successful track 
record of development in Old Town and decline moving this 
application forward to a public hearing.


Sincerely,

Pamela Madoff
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