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1. INTRODUCTION

Jaw! Enterprises- Limited (JEL) Is the owner of the lands municipally described as 1601 Douglas
Sireet, 1609-1617 Douglas Street, and 750 Pandora Avenue and legally described as Lot 1 of Lots
1247, 1248 and 1257, Vicloria Cily, Plan EPP27886 (the “Site”) In Downtown Vicloria, The Site Is
currenlly the subject of an application by JEL for the creation of a New Comprehensive Development
Zone and a Development Permit to facllilate the comprehensive redevelopment of the Site as a mlxed
commerclal oflice complex {the “Development Proposal’ or the “Project’). The Site area totals 5,670 m?
(69,955 square fesl) and it Is currenlly used for surface parking as well as commerclal uses In the
existing bulidings along the Douglas Slieat frontage. To facllitate the Development Proposal, It Is
required to remove all existing improvements currently localed on the Sile Including the exisling
struclures and the surface parking lots.

One of the existing struclures, the former Royal Barik branch located at 1601 Douglas Slreet, was
added to the Cily of Vicloria Heritage Reglster In 2007 as an example of postwar modern architecture,
Accordingly, its proposed demolition requires speclal consideration In the context of the
Development Proposal. Over the course of the last two years humerous development concepts were
evaluated by the deslgn team which Incorporated the 1601 Douglas Sireet Into the new development;
however none were deemed viable or conducive to an oplimized architectural and urban design solutlon.
This report examines ihe rallonale for the removal of the existing bullding at 1601 Douglas Street In
the context of facilitating the anticipated clvic benefits which will result from the Development
Proposal and presents steps that will be taken to miligate the loss of heritage value.




2. HERITAGE REGISTER

The stated purpose of the Heritage Register Is to identify bulldings that exhibit heritage value.
According to the Cily of Victorla “a Herllage Register properly Is officlally listed In the Register
because Il may have sulflclent heritage value to warrant preservation acllons by the City in the
fulure, Herltage reglster stalus does not glve any formal proteclion to a site and is not the same
as herltage designalion. The register provides a system {o review and monitor proposed changes
to properties of herltage value”.

Belween 2008 and 2007 the Cily of Victoria identified a list of elght buildings that exhibited
posiwar modemist deslgn and recommended them for incluslon on the Herltage Register. This list
included the Odeon Thealre, the BC Electric Company Building, the Cily Brokerage, the Post
Office & Federal Building, the City Hall Annex, the Bentall Bullding, the Bank of Toronto, and
Ballanlyne’s Florist Bullding. Following the compllation of this original list, three more bulldings
were nominated for Inclusion on the Herltage Register Including 1501 Douglas Sireel. This
brought the total number of postwar modernist buildings nominated for and ultimately Included on
the Heritage Register to eleven. The Committee of the Whole Report dated November 1, 2007
pertaining to these additions to the Herllage Register Is Included as Appendix A and the City of
Victorla’s Stalement of Signiilcance for 1501 Douglas Street Is Included as Appendix B.

According to Cily of Victorla policy, inclusion of a properly on the Herltage Register does not
automalically warrant Heritage Designation, nor does It provide the Impetus for preservation.
Applications to remove stiuclures named on the Heritage Register can be referred to City Councll
and the Herltage Advisory Commifitee for consideralion. To that end, this document forms part of .
the application for & New Comprehensive Development Zone and a Development Permit in
conneclion with the Development Proposal.



3. POSTWAR MODERNISM IN VICTORIA

To frame the discusslon surrounding the existing building at 1601 Douglas Street, JEL engaged
Donald Luxton & Assoclates to conduct an evaluation of 1601 Douglas Strest's herllage elements

" as well as fts context within the inventory of postwar modernist buildings in Victoria, BC, The
balance of Sectlon 3 s the independent reporling of Donald Luxlon & Assoclates,

3.1 Historle Context

After the conclusion of World War I, North America began to sellle into a prolonged perlad of
relalive peace and economlc prosperily. As a warlime defense centre and Canada’s major west
coast naval port, Victoria especlally was affected by the demobilizatlon of thousands upon
thousands of troops, relurning from overseas duly, The once sleepy Victoria grew rapidly, and the
city's populallon more than doubled between 1846 and 1866. In addition to the relurning
velerans, a pent-up demand for cheap housing, the baby boom, ready avallabllily of autornoblles,
improved ferry acoess to the malnland, and new consumer confldence also contributed to the
unprecedented growth of the cily, Through the poslwar period, large tracts of suburban housing
waere bullt across the reglon, turning downtown Viclorla into an Increasingly Impottant urban core.
Within this new urban context, there was a widespread acceptance of modernist archilecture.
Easy lo bulld, Inexpensive, economlcal of scarce malerlals and expressive of new technology,
this new lype of construction discarded traditional architectural styles and provided the means to
re-concelve the cily In a response to current soclal, polilical and economic conditions.

The legacy of posiwar modsmist architecture In Victorla is distinctly different from that of
Vancouver. The differences arise in iwo key areas, first In the careful integration of the clly's
historic bullding stock within the urban context and the subsequent rise of the herltage
preservalion movement, as well as the development of highly idiosyncralic variations on
modernlsm by several key architects. Victorla has long been charaasterized by an expeclation of
social conservalism. The seat of government and the mllitary, cut-off from the malnsiream of
commerclal aclivily, and perceived as a retirement community, Victoria could be considered a
surprising place to find an effective and Intellectual response to the posiwar global trends In
modern archltecture. In most major Norlhv Ametican cilles, modernism was coupled with contempt
for historic bulldings, which were percelved as something (o be swept away rather than valued. In
Victoria, the Introduction of modernism was characlerized by a perlod of transilion betlween the
traditional, British ideas of architeclure and a determination to rejuvenate and modernize the cily.
Here, a careful balance was achleved between traditionalism and modernisin that In retrospect
was far ahead of its time, and a model for current thoughts about sustalnability.

As the cily grew, new services had 1o be provided. Banks, hospital and schools had to be

constructed rapldly In the first few years after the end of the War, There was Initially a

conservative architectural response. As lllustrated by Victorla’s Main Post Office and Federal

Building, the first large-scale projects were reluctant to shed the Stripped Glassiclsm of the 1930s,

and hedged thelr bets against which way the new modernism would develop, Banks were

nolatlously refuctant to embrace modernism, but within a few years cauliously began to acceplt a

new more progressive look as an appropriate business Image, The Royal 8ank Building atl 1601

Douglas Streel was constructed in 1955. The new, modern limage displayed by the International
Slyle bank building Is In stark contrast to the nineteenth-century Victorla City Hall, located direclly
across Douglas Streel. The bank bullding Is more closely related to the modern aesthelic
expressed at the clvic Centennlal Square development (1963-1965), the clly's first major urban.
redevelopment project.

3.2 Royal Bank Bullding Features

The Modern, International Style design of the one-slorey Royal Bank Bullding predominately
features aluminum curtaln walls, walls faced In Haddington Island andesite, and a black polished
granite base that wraps around the bullding. The front fagade features an aluminum window grid
above the recessed entrance, which is surrounded by Verdi Onleate (green flecked black) marble.
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There Is also & vertical window band on the north end of the front elevation. The Pandora Avenue
elovation of the building features an aluminum window grid In the centre of the fagade,
bookmarked on “elther side by the andesite cladding. The rear elevation also features an
aluminum window grid, bookmarked by brick cladding. The building’s alternating pattern of

aluminum windows and stone cladding is a defining feature of the building, which illustrates the -

simple and sleek Modernlst style.

3.3 Comparative Analysls .
The Royal Bank Building at 1601 Douglas Sireet was constructed amongst the backdrop of

Viotoria’s posiwar economic expansion. As such, there are numerous commerclal and civic
bullding contemporatles that compare to the Royal Bank Bullding. The following buildings are
some of the landmarks that characterize and deflne Victorla’s significant postwar modernism
aesthellc.

2

Odeon Theatre (1946-48), 780 Yates Street

One of Victorla's best examples of the Streamline Moderne slyle, the Odeon Thealre al 780
Yales Street Is cleverly dramalized by an asymmetrlcal scooped false-front, and projecting curved
canopy, both transfixed by the verlical Odeon neon signpost, which signals the foyer entrance.
The curved and sweeping lines of the bullding represent a defining and early expression of
Viclorla’s posiwar modernism movement.




Bank of Toronto (1951), 630 Yates Street
Regarded as Victoria’s best example of a Moderne slyle bank, the design of the Bank of Toronto

bullding at 630 Yales Slreel was siripped of all Classical references, and Its aesthetlc looks
forward to the International Style, Cast-stone panels face the building above Its black marble base
and the same marble deflnes the two-storey inset window panels. The Royal Bank Bullding on
Douglas Street fealures a slmilar material palelte to the Bank of Toronto Bullding. The splayed
corner enlrance Is a traditlonal Victorla banking-hall feature and the bank's corporate crest Is

proudly displayed above the door.

Ballantyne's Florists (1954), 912 Douglas Street
The angular entrance bays and complex geomelry of the consiruclivist canoples of the
Ballanlyne's Florists building -lllustrate the sophisticated abstract designs executed by architect
John Di Gasti, who helped break Victorla’s traditional mould of Romantle Historiclsm. The one-
storey commerctal bullding is representalive of the leading-edge of postwar retail design.



The B.C, Electric Company Bullding (19566), 15616 Blanshard Street

This was the first large-scale Modernist bullding in Victorla, and a significant early example of
Modemist architeclure In wesiern Canada. Completed In 1956, il was concelved as the
Vancouver Island headquarters and showplece of the B.C. Electric Company, which at the time
was the province's dominant private-sector ulilily. The B.C. Electrlc Company Building was
significant as a milestone in the careers of its architects, Sharp and Thompson, Berwick, Pralt. it
‘provided thelr first major opportunity to experiment with new methods in curtain wall technology,
preparing the firm for Its commisston of the company's larger Vancouver headquarters just iwo
years later,

Centennlal Sqjuare (1963-65), Pandora Avenue

The civic Centennlal Square complex, located across Douglas Street from the Royal Bank
Bullding, Is recognized for its significant contrdbution to Victoria's posiwar modernist legacy. The
arrangement of modern, low-rise bulldings around the circular public space represents the state-
of-the-art sile planning techniques of the mid-cenlury, while the indlvidual bulldings each express

a distinct and reflned archltectural vision of contemporary Victoria.
8




Summaty Table

COMAPARATIVE ANALYSIS: POSTWAR MODERNISM

NAME/ADDRESS | DATE | ARCHITECT VALUES DESIGN TECHNOLOQY STRUCTURE
QOdeon Thealre, 1948 | HH. Last remalnlng Concelved as an Extensive use of Use of large open
Simmonds historic movio Integral pari of the | modein matetlals cloar spans o
theale in . movle-golag such as Viteolito, enable Interior
downloymn oxperlence; ngon, stalnlgss volumes.
Victoria. Ono of oxuberant slgnage, | slee), ste,
the first curvaceous profile
Streamline of the facade
Maderne elements and
buildings bullt fn fashlonable
Victoria during dolalling such as
the postwar era neon lighting, black
andlsan vilcolite panelling
oxcollonl and lercazzo floors.
suiviving
example of this
styte, Mastepyork
of architect
Simmonds
CNIB Bullding, 1951 John O} QOno of the Desligned to Sleel sash Dyantatic
1609 Blanshard Casli oulstanding resemblo a coastal | windows. cantifovared roof
Siceet oxamplos of tho fotry, the front planos.
dovolopmentofa | fagade
focal stream of Incomporatos a
tho Modoin rounded vidndow
movement In cappedbya
Victoria. canopy with
curved, upturmed
“edges that visually
anchors lha
bulkling and
provides the
composlilon with a
strong focal polat,
Bank of Toronlo, 1951 William F, Seoking to fleslralned Polished Not consldered
630 Yales Streol Gardiner portray lisell as moderalst deslgn. aluminum-sash sliucturally
progrossive The comnor windows, fnnovative.
through lls enleance Is a
architecturo but {raditlonal banking-
cautious fn ils hall loalure, topped
approach, this by the Bank of
early oxample of | Toronto's
Modorntsm ln corporate emblem.
Victoria Is
slrippod of all
classloal
tolerences.
Mala Post Ollico & 1952 PL James A avonumental Dosigned In tho Nat consldored Not considored
Feders! Building, bulidiag In the consorvative technofoglcally shructuratly.
1230 Government heart of Modern Classlcat {naovative. Inaovalive.
Straet downlown stylo, stifl favoured
Vicloita, the Maln | al lhe time los
Post Olilce end (edoral projacts,
Federal Building this buitding unites
{s valved ot lts the Steipped
{mpressive Ciassiclsm of the
architecture, 1930s with the
which emorging
characterized the | HModeralsm of the
promlnence and poshwar era.
influence of the
Fedoral
Qovernment.
{nitlatod in 1847, s
thiswas
Viclorla's largest
consliuction
projectin the
Immediate post-
war era.
Imgorian as tho
last and largest
work of architect
James.
Ballanlyne's 1954 | John DI One of the The angular The broad light Dramallc
Flodsls, 800-920 QCasti oulstanding slorolronts and shell In each refall | cantilevered roof
Douglas Slreet examples of the complex geomotey | unil, which dividos lanes,
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davolopmontola | of the shallow- tho display
{ocal stream of pliched wladows from the
lhe Modern canlifavered ttansom, Is &
movemenl In canoples roflect functional siruclure
Victorla. F.L. Wright's thal reflects nalusal
Sophisticated conlemporary lighting Into the
abstract deslgn work, asdoes the | vavlted interfor
as ombraced by use of floorlo- $paces.
Dl Casir In his celling glazing that
workof this era. | provides continvity
between the
Interior and
extoilor. The forms
ace kinello,
manlpulated In all
direcllons, viith
elements pushed
and pulled in and
through the :
storofronts. 4
B.C. Elecldo Co. 1955 | Sharp end The B.C. Eleckic | Tho numerous Fiest of tho two The clear span
Bidg., 1616 Thompson, Company plantings, major B.C, Elecldo | deslgnwas
Blanshard Sireet Bervdck, Pratt | Bullding wasthe | setbacks, open hoad offices; acted | acclaimed for {ts
first large-scale space, and the use | asatosting ground | functional
Modoralst of glass showcase | for Innovative Innovatlon, providing
buitding In pavilions that [doas (or the maximum fexibllity
Victoria, end a entivoned tho Vancouvor head - for tho arrangement
slgnificant early slteet lsvel, lurther | office. One of the ol offices and
oxample of marked tho first lacge-scale allowing natural
HModernlst progrossive and vses of curdaln wall | lighling o ponelralo
archileclure In humanist character | consliuction In the Interfor spaces.
wastern Ganada. | of the design. vieslesa Canada, .
Significant as a Incorporaling rows
milestone In the of unlque
careers of its aluminum
architects, Sharp sunshade louvres
and Thompson, that screened
Berwick, Peall. dlrect sunfight
while reflecling
dilluse Indirect
daylight, an early
use of passive
solar conlrol.
Royal Bank, 1501 1955 | E.P.Waren Reprossnlaliveof | Clean lines of Use of an Nol consldored
Douglas Streot the final Moderlsmlorthe | aluminum cutaln stuclurally
manifostation of nev building wall. -Innovativo,
tho raditonal oflects the bank's
banidng hal strateglo direction,
beloro the Implying focward
electonio thinking and
ravolulion, stabliity.
Cily Hall Annex, 1 | 1963- | Wads, Koy component Exemplified New Aluminum window | Wallle-slab concrolo
Centenntal Square | 64 Stookdill, of Centennlal Formallsm slyling, | screens. Large- structure,
Armour & Squarg, ono of popular for civio scalo proocast
Parlners the eadlest utban | conslcuction atthe | conciste panels.
rovilalization and | time. Uniling
horitage classleal traditions
consorvation such as repetitivo
projeots in arches, bay
Canada. windows and brick
delaiflng with
contemporary
malerals and
methods, City Hall
was Victona's liest
oxemplary
axamplo of this
historlelst Influence
2 on Moderalsm
Benlall Bullding, 1963- | Domlinon One of the first Recalls tho design | Vertlcal alumlaum | Lacgo-scale use of
1060-1080 Qouglas | 64 Construcilon | high-ise of the rovolutionary | I-beam extrusions | concrele frame
Strest (Frank commerclal Lover House In allached to tho conskuction,
Mussan) blocks In New York, witha fagade seved both
dowatown curtaln wall tower decorative and
. Viclorta, Classlo ising from a tunctional
example of an horizontal podium | purposes by
International onriching the
Styts office towor. surdaco adiculation
and acling as
lcacks lor window
cleanlng
cquipment,
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Proporlions and
componenis of the
curtaln wall,
lncluding aluminum
sash exirslons,
cloar window glass
and opaque dark-
grey spandrel
glass.
McPharson 1963- | Aland. The Integrallonol | A clear soparation | Freeslanding enlry | Dramallo use of
Playhouse, #3 - 85 Hodgson historic and of now and old canoplos, largo cantilovered and
Cenlonnlal Square modera fabric olomenls, glazed walls, concrele,
vias demonslratlng &
characterisiic of senslive
the conslistent understanding of
approach to the herilage
Centenalal conloxt whilo
8quare, One of achlaving a bold
the most contemporary
slanificant deslgn, Winner of
modernlst an award for
peojects in deslgn excellence
Downtown. from the AlBC in
1969,

As outlined In the existing Statement of Signlficance for the Royal Bank, the followlng Heritage
Values and Character-Defining Elements have been oullined, and are assessed as follows.

HERITAGE VALUES SEIRG :
ARCHITECTURE: “assoclated wilh its progressive architeclural
slyle which was commonly commlssloned by banking Institulions in
the postwar era. Il Is valued as one of a small number of
comimerclal struclures of the modern International slyle remalning in
downtown Victoria.

ASSESSMENT

As noted above, comparative analysls
Indicates that allhough it Is one of a
small number of such structures, It Is
modest In architectural aspliratlons and
does not display signlilcant design,
technologlcal or structural Innovations.

DESIGN: “Designed In the International style by the Royal Bank of
Canada's Montreal-based chlef archltect E.P. Watren.., the historlo
place Is a modernist allusion to the nineteenth-century temple bank
whose archlteclure was chosen to convey permanence and
slabllity, and more pracilcally was slrong and secure.

Modesi example of the work of Watren,
wilh littte articulation of the curtaln wall
as seen In his deslgn for the Vancouver
Royal Bank branch at 1489 West
Broadway.

DESIGN: “The bold use of a ‘colonnade’... Is a good example of the
Internatlonal slyle that revered classicism and yet embraced new
technology, materials and constructional capabllilies.”

Curtain wall Is modestly innovalive
compared lo other examples.

DESIGN: “the cholce of the clean lines of Modernism for the new
building reflects the bank's strateglc direction, implylng forward
thinking and stabllity.” Representative of the final manifestation of the
tradilional banking hall before the elecironle revolution.

Retalns vesliglal classicism, which
precluded lruly modernist Innovatlon.
Typleal of conservalive approach 1o
modernism by banks, espaclally in
smaller centres and for smaller
branches.

CHARACTER-DEFINING ELEMENTS = - MITIGATION ASSESSMENT.
Locallon on a maln ofly streel at a busy Intersection New bullding will assert simllar
. presence

Corner location

Reflacled In design of new bullding

Classlcal proportion

Reflected In deslgn of new bullding

Classlical eloments Including base, aluminum colonnade of curtain
wall glazing, slender corice, and recessed ceniral entrance on
short elevallon.

Reflected In design of new bullding

Materlals of construciion Including Haddington Island Stone-faced
walls and jolnt pattern, Peribonka (jet black) granite plinth, Verdi
Onlclate (green flacked marble); marble recessed entrance canopy.

‘| building.

Will be salvaged for re-use In new

Patent {curtaln) aluminium glazing comprising wide projecting
mullions and slender lransoms holding plain glazing, opening lights
and moulded aluminium panels.

Moulded aluminum panels wlll be
salvaged for re-use In new bullding.

Open banking hall on the interior

Will be reflected In the alrlum space In
the new bullding.

1




3.3.1 Congclusion

Based on this overall assessmeni, the Royal Bank Building at 1601 Douglas Slreel Is not
consldered one of the best examples or landmarks of the local Modern movement; there are other
extant buildings In downtown Viclorla that exhibit a more significant response 1o the posiwar
context, and possess higher heritage value.

Deslgn: The Royal Bank displays a very conservative approach to modernist deslgn.
This was lypical of the approach of the banking industry, which valued safe and
predictable deslgns rather than more flamboyant architeclure, so that they could project
an Image of stability that would Inspire public confidence. Branch banks especially
would employ a clear and ratlonal, but subdued appearance. The Royal Bank Building
does not display features that would be canslderad oulstanding examples or motifs of
the modernist aesthelic. '

Technology/Materials: There are no specific materials or features of the Royal Bank
Building that are of superlor or innovative quality, The materlals are of a lyplcal nature,
and the palette of material hearkens back 1o a more tradittonal rather than a modernist
expression. The aluminum curtain wall Is of interest, but Is not the best local example of
the technology. ’

Structure: There are no Innovations evident in the deslgn or construction of the Royal
Bank Building.

The Royal Bank Bullding may therefore be evaluated as a competent and functional example of
postwar modernist architecture, but not one of the more significant examples In Victorla or the
Capiltal Reglonal District.
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4. IMPACT OF HERITAGE BUILDING RETENTION
ON THE DEVELOPMENT PROPOSAL

4.1 Introduction

The Development Proposal lhat Is the subject of JEL’s application for a New
Comprehensive Development Zone and a Development Permil reffects the outcome of
several years of work on the part of JEL and its design team, led by D'Ambrosio
Architecture + Urbanism. A thorough description of the Development Proposal is
presented in the leiter from JEL to Mayor and Councll dated December 9, 2013 In
support of the application. The Development Proposal will support the ongoing
regeneration of the City Hall area and significantly contribute to recent enhancements In
communily vilality In the North end of Downtown Victoria. The result will be a bullding
complex and urban landscape that fully supports the objectives contained in the Cily of
Victorla's Offictal Communily Plan, Downtown Core Area Plan and Economic
Development Sirategy, and advances lhe Downtown Core’s slatus as the Capital
Reglon's cullural and economic urban centre.

A number of developmeni concepts were evaluated by the design team which
Incorporated the releniion of 1601 Douglas Sireet, however none were consldered
viable or conducive to an oplimized architectural and urban design solutton. it Is the
bellef of JEL and the deslgn team that the Development Proposal for the Site will bring
notable benefits to the Cily of Victoria that would not be realizable In the context of the
retention of the exisling bullding al 1501 Douglas Street. It is these benefits which
underpin the rallonale for the removal of 1601 Douglas Slreel.

4.2 Deslgn Evolution & Feaslbllity Studles
Initial feaslbility studles explored a number of scenarios that Involved the retenuon of the exisling

building at 1601 Douglas Street. The purpose of this preliminary Investigation was to assess the
viablility of the Iintended programmallc and development planning goals for the project In the
context of retalning 1601 Douglas Streel. Conslderation was given to the following:

+ Struclural and technlcal integrily of the exisling building and the Implications of
repurposing and re-using it relative to current bullding codes.

* Functlonalily of the spaces within and around the existing bullding in the contex! of
an urban commercial office complex.

+ Implications of incorporating the exlisting struciure into the Intended structure of the
redevelopment.

» Formal and expressive Integration of the existing bullding with the architectural and
urban deslgn intentlons for the Proposed Davelopment,

The analysis Included review of site documentation, pfans, relevant reports and stalutes and
direct observation, Physlcal design studies were done using digital drawings and modeling. It was
determined that the negalive impacts and implications resulting from the Incorporation of the
existing building Into the new redevelopment would exceed the value of its retenilon for the

following reasons:

1. The above- grade portion of the bullding would largely have 1o be reconstructed o
achleve conformance to selsmic standards, malerlal contamination limits and
bultding envelope environmental standards. This would likely compromise the spatial
qualities of the maln banking hall and the aesthelics of the curtain wall,

2. The configuration of the existing structure with its small enclosed spaces, Including
slructurally robust vaults, and large open hall are limiting to circulation and functional
planning and would negatively Impact the desired program for ihe Proposed
Development. The existing bullding would have 1o be largely gulted and thereby tuin
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the historic preservation approach to one of fagade- retenllon, which, It can be
argued, has diminished herltage value. The exlerlor space Implicatlons of leaving the
facades In place would compromise the main building entrance, the public open
space and the new view corridors and spatlal relationship with the Cily Hall Heritage
fagade and clock tower that was a principal driver of the massing and.design of the
Douglas Street frontage.

3. The incorporation of the sub-grade slructure of 1601 Douglas Street would limil the
efficlent layout of underground parking and services for the Propased Development.
Further the cost of excavatlon, shoring, restructuring fo seismic standards and

- configuring the footings and foundations and consequent above-ground portions of
lhe bullding around the existing structure would Impact the viabliity of the Proposed
Development,

4. With the exisling bullding in place, the redevelopment of the site would be
significantly different In terms of the floor area, heighis and general form and
character. The halance of Section 4 discusses the key architectural requirements
and features of the building thal are facilitaled by the removal of 1601 Douglas
Street, It Is the subjective opinion of the deslgn leam that the loss of the registered
building will be miligated by the Proposed Development.

4.3 Impact to Bullding Massing

Since inlilal site studies, Clly Hall has played a significant role in the composition of the
Development Proposal. The landmark status of the Cily Hall building is respected and celebrated
architecturally through the orleniatlon of the Phase | bullding’s central axls to the clock tower. The
layout of elements for both phases of the Project, thelr eniry polints, circulation patterns, and the
location of the rolunda, all serve to acknowledge and reinforce the lconle status of Cily Hall, The
Phase | bullding has been designed so thal from the public plaza al the Douglas Street and
Pandora Avenue corner and all indoor and outdoor public areas, vlews of City Hall's clock tower
are prominently featured. The Development Proposal has been partially set back from Douglas
Street 1o allow for generous open space on site. This selback affords a spatial and sightline
expansion along Douglas Strest for the City Hall bullding and through this emphasls assists in
recapturing the historical presence of this sectlon of Vicloria's ‘Main’ Street.

One sludy Involved allocaling a greater portion of the densily to the Phase Il bullding. The
rationale for phasing the development was based on JEL’s understanding of market absorplion
rates and lts tolerance for market risk. Increasing the size of Phase i would render it beyond a
viable size and exceed JEL’s tolerance for economlc risk. As such this option was not considered

further.

A second line of Investigation sought to redistrdbute the massing of the Phase | bullding to the
Cormorant Streel edge of the site, wrapping the proposed struclure around the existing buliding at
1601 Douglas Streel and Increasing the height of the Phase | bullding’s Northern wing. The
resulting height was found to have negalive impacts on the contexlual fit of the building mass, in
patticular lis relatlonship to Falrlleld Block across Cormorant Street and Clly Hall's clock tower
across Douglas Street,
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View studies confirmed the Imporlance of limiling bullding heights within the 90-metre speclal
conslderation zone around City Hall's clock tower. The proposed 6-storey massing of the Phase |
bullding Integrates with the Douglas Street frontage and, when approached from the North or
South dlreclions along Douglas Street, allows the clock tower to be visually prominent. The view
of the clock tower that Is gradually revealed as one iravels west along Pandora is made more
dramallc by the selling back of the south wing of the proposed new bullding so that the clock
tower and the corner of Cily Hall is framed over the new Douglas Plaza. None of these contextual
sensilivilles incorporated into the Developmenl Proposal’'s massing strategy for the Phase |
building would be viable within the context of the reteniion of the existing structure at 1601
Douglas Siresl.
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R A B >t
View af the Development Proposal Looking Northeast

4.4 Impact to Douglas Pandora Plaza

Both JEL and its archilectural deslgn team belleve that the priorities of good urban design and
compelling architecture hold equal Importance in the development of any urban site. Given the
historle and soclal context of this sile, special attention has been paid to the planning of open
spaces that complement civic spaces such as Centennlal Square, historic bulldings such as Cily
Hall, and the conditions of all three hounding streets. The proposed massing and neiwork of open
spaces have been designed to achleve the objectives set oul in the Officlal Communily Plan (July
2012), In particular the following:

8 (c) That new buildings and fealures conlribule io the sense of piace in
development permil areas and heritage conservalion areas through senslilve and
Innovatlve responses to existing form and characler.

8 (d) That soclal vibrancy is fostered and strengthened through human scale
deslgn of buildings, straelscapes and public spaces.

Informed by these objectives, the Davelopment Proposal has established building massing which
has been pulled away from the street edge at the corner of Douglas Sireet and Pandora Avenue
to facllitate the creatlon of a new urban plaza. This newly created urban gathering spol represents
the part of ihe site with the most public and symbolic Importance. The creation of this space
ensures a prominent visual link to the Intersection of two major sirests and the historic fagade of
City Hall. Further, with south-westerly exposure, generous provision of seating areas, extensive
landscaping, visual art displays, and the vilalily brought about by adjacent restaurant and retall
uses, this plaza will be a sunny and comfortable soclal space. It also provides a locatlon for the
enjoyment and appreciation of the architsclure of the restored City Hall bullding and its ¢clock
tower. This plaza has been keyed In the Development Proposal so that the open space will
enhance and benefit from the vitality of the interior rotunda, adjacent entrance lobby and
commeroial retail units, and Its positioning on one of Downtown Victorla's busiest pedestrlan
cormers, The majorily of the foolprini of the existing bullding at 1601 Douglas Street sits on the
planned location of this new urban plaza. The aforementioned benefits of this dynamic and
civically enhancing open space would be elther greatly compromised or unachlevabie In the
conlext of retention of the exisling slructure. ?
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4.6 Impact to Floor Plate Efficlency and Indoor Environmental Quality

An essenlial precondilion to the viabllity of the Development Proposal {s the abllily to offer
prospective tenants high quality office space. One of the necessilles In fulfilling this requirement Is
lhe need for office floor plate sizes to conform to certaln minimum dimensions to accommodate
standard furniture configuralions, facllitate flexibllity In space planning, and ensure sufficlent
penetration of nalural light throughout the space. This criterion inust be met In order to ensure the
funclional viabllity of the Project and without it the project would not proceed. An initial design
study referenced In the previous section wherein the massing of the Phase | bullding was
redistributed to the Cormorant Streel side of the Site and a taller Northern wing wrapped around
the existing bullding al 1501 Douglas Sireel would result in floor plate dimensloning which falls
well short of meeting the functional office space standards referenced above, Further, the
resultant increase In floor plate depths would impair natural light penetrallon to offlce areas and in
doing so reduce Indoor envivonmental quallly and compromise the Project’s performance on one
of LEED's key crlterla.

Floor Plan of Levels 2-6 of the Phase 1 Building

4.6 Impact to the Phase | Rotunda

One of the most nolable design features of the Development Proposal is the dramatic interior
rotunda In the Phase | building. The approximately 400 m? open space in the centre of Phase | Is
a unique deslgn feature made possible through the spatial relatlon and floor plate dimensioning of
the North and South office wings on floors 2 through 6 of the Phase | bullding. Similar to the
Atrlum at 800 Yales Slreet, this area Is envisloned lo be an indoor gathering place for building
occupants, visltors and the public at large. It will be provisioned with high quality materlals,
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eXlensive sealing areas, interface with adjacent commerclal / retall areas, and allow abundant

~ nalural fighling through a dramallc skylight above and a glazed fagade looking West showcasing
a new viswpoint of City Hall's clock tower. In addition to its ordinary course use as a gathering
spot and community hub, It will also serve as a venue for arts, cultural, and non-proflt events
during evenings and weekends, and In doing so contribule to the enhancement of Downtown
Victoria’s cullural offerings. The spatial configuration of the oflice floor plates requisite for the
creation of this new Indoor gatherlng area for the downtown communily would not be possible In
the context of the retentlon of the existing building at 1501 Douglas Street.

4.7 Impact to Overall Project Viablility
"In October of 2011, Victorla Cily Council endorsed the document tilled Growing Business in BC’s
Capital" Cily: Viclorta’s Economic Development Sirategy. It descrlbes the importance of
malintalning and enhancing Downtown Victoria as the business and employment centre for the
Capital Reglon:

There are some aspecls of the regional economic base thal are best sulted to the
urban core. These Include government headquarlers, major office-based
speclalized business services, specially retall, major arts/culture facliitles, and large
components of the lourlsm sector, Although some lypes of office use are
appropriate in regional town cenlres, the Cily should remain the region's
Downtown.

JEL and its afflllates currently own and manage multiple commerclal office and retall propertles in
the Central Business and Historic Commercial Districts of Victoria and belleve strongly In the
importance of downtown Victorla as the economic heart of the Capllal Region, Its objective In the
Development Proposal Is to respond 1o the specific nesds of high quality offlce and retail tenants
~ In terms of location, floor space optimization and flexibility, natural light, indoor environmental

quality, amenilies, and well appointed outdoor space, and to do so in a manner that Is enhancing
to the Project’s communily context.

The Development Proposal responds to these objectives and accordingly, It is anticipated that the
Project will be able 1o attract an array of high qualily office and retall tenancles which will In turn
contribute towards securing the Downtown Core’s posltlon as the vibrant cultural and economic
centre of the Reglon. It Is anticipated that the office premises will house over 1,400 workers at
completion and the ground level retall uses will bring enhancing amenitles to the neighborhood
and serve as a catalyst for posilive street front vitality. A number of critical preconditions to this
anticlpated usage paltern, including floor plate oplimization, nalural light, indoor environmental
quality, well appointed outdoor space, and responsiveness to communily context, would be
compromised by the retention of the existing bullding at 1501 Douglas Street.
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5. MITIGATION STRATEGIES

JEL Is proposing a number of millgation stralegles to appropriately commemorate the
architectural legacy of 1601 Douglas Streef. In addition to the posiwar modemist deslgn
influences Incorporated in the architeclure of the Development Proposal, speclilc strategles
involving public education inltiatives surrounding post-war modernist architecture and the selected
re-use of noteworthy materials from the existing 1501 Douglas Sireet building have been
consldered. To Inform cansideration of these miligalion sirategies, JEL engaged Donald Luxton &
Assoclates to provide an independent opinion on suilable opportunities for mitigation. Addilional
mitl‘gatlon measures were added at the suggestion of the Clly of Vicloria’s Herllage Planning
Staff,

Royal Bank Bullding, 1960

The Modernist Royal Bank Building at 1601 Douglas Street tealures character-defining elements
that will be salvaged and reused In the new development on the site. These elements Include the
polished granlte along the base and In the recessed front entrance, the Haddington [sland
andeslle cladding and the decoralive aluminum spandrel panels. Other materlals from the
exisling bullding will be Investigated with the intentlon to reuse and Incorporate interesting and
meaningful historic elements In the architeclural composition of the new bullding.

5.1 Salvage and Re-Use Strategles

The key character defining materlals including the perlbonka black granite, Verdl Onlcate marble,
Haddington Island Andesite and the fluted aluminum panels have been Identifled for salvage and
reuse In the new development. An Inventory of malerlals on the bullding has been complled and
Ralmax Development Inc. has done a slte Investigation to evaluate approprlaté assumptions to be
used [n determining the amount of material lhat can be successfully salvaged. Appendix E
provides a full report on matetrlal re-use Including inventortes and locations where materlals are to
be reused. All salvaged granite, marble, andesite and aluminum panels are antlcipated to be
reused in the new development.
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5.1,1 Perlbonka Black Granite :

One of the design elements of 1601 Douglas is the polished black peribonka granite eniry portal
and curb-walls at the street level. The granite will he salvaged and reused, in combination with
the Verdi Onicate marble, to line the new entrance porlal fronting the 1616 Douglas Plaza. The
salvaged granite will be repurposed as custom deslgned sealing In the new plazas on Douglas
Street and Pandora Avenue; al the corner of Douglas and Pandora, the new benches will be
arranged along he line of the existing building as a way to commemorate and make a physlcal
link with the history of the site. Additional custom bench / blcycle storage elements will
incorporate the salvaged granite Into the Cormorant Street end of the Through-Block Walkway, at
the eastarn portion of the slte. Of the existing 651 pieces of black granite, 47 will be re-used In the
new development (anticlpated salvage rate 95%).

b.1.2 Verdi Onicate Marble '

The matble panels at the 15601 Douglas entrance will be repurposed, in combination with the
black granite panels, to form the Interior walls of the new 1515 Douglas Plaza entrance portal, Of
9 exisling pleces, 8 will be re-used (anliclpated salvage rate 95%).
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6.1.3 Haddington Island Andeslte Stone )
The Haddington Island andeslle stone panels represent a character-defining feature of the
Modernlst building. The salvaged stone panels wlill be reused In the sealing / planter walls of the
new complex at the 760 Pandora Plaza, Taking advantage of the varying shapes and _
thicknesses of the material, the andesite blocks will form a patierned accent wall adjacent to the
main 760 Pandora entrance. Of 294 existing pleces, 192 will be re-used In these plaza features
(anticipated salvage rate 66% due to the extent of damage in the exisling conditlon).

§.1.4 Aluminum Panels
The decorative aluminum spandret panels located on top of the curtain walls will be salvaged and

re-used to make decorative wall features In the new ground floor bicycle raoms. The panels will
be placed on the wall above the blcycles, so that they are visible to the exterlor and reference the
original ptacement of the panels at the upper spandrels., Of 33 existing panels, 31 will be re-used

in the new project (anticipated salvage rate 95%).
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6.1.5 Salvage and Storage Plan
The granite, marble, andesite stone, aluminum spandrel panels and other character deflning
materials will be removed by hand and appropriate measures will be taken to respond to how the
material Is fastened to the exisling slructure. Ralmax Developments will be responsible for this
scope of work. When salvaging commences Ralmax has indicated that the first pleces removed
for each materlal wlll be unlts that are already damaged or in the worst condition allowing them to
optimize their removal procedure on the poorer pleces, Once removed the malerials will be
Inventorled and placed on pallets which will be shrink wrapped. If any materlals require additional
" protection it will be provided. The materlals will be moved o a secure and dry Quonset hul owned
by the developer on Hunt Road in Cordova Bay.

Once consiruction progresses to the appropriate stage the materlals will be relocated back to the
slte. Should there be any excess material (on or off site) the applicant will prominently adverlise
the avallabllity of material for a perlod of not less than iwelve months or the time when the
material has been claimed, whichever Is less. Both the Times Colonist and websites such as
Cralgslist shall be ulilized for the purpose of making the public and development community
aware of the avallabllity of architectural fabrlc for thelr appropriate re-use. Preference will be given
to reclpients who will reuse the material In a heritage context.

6.2 Educational Opportunities

As part of the proposed mitigation stralegy, an educational component is proposed that will
helghten public awareness of the value of posiwar modernist architecture, and contribute to the
public dialog about lés contribulion to our underslanding of Victorta's angoing urban development.
This exhibit Is proposed as having an exhibit and speaker component that would engage the
public In a meaningful way, to exhibil, to provoke and to dialog. Although unusual within the
context of new davelopment, it is not unique, and Is an Innovatlve way to promote public
engagement. An example of an archilectural exhibit is the current Gesamtkunstwerk exhibil in
Vancouver that is being sponsored by Westbank as part of the Vancouver House development.
Allhough directly tled to the new development, It Is specilically being prohiblted from acling as a
matketing tool, and has been independently curated.

hitp:ligwerk.ca/

From a never-before publicly-shown Arthur Erickson 1956 sketch that set the agenda for
Vancouverism, to renderings, models and videos llusirating the most adventurous bullding
here In years, the Gesamtkunsiwerk exhibition explores the thinking behind coniemporary
cily-building. The show opens up the design, contexi and background of Vancouver House to
public understanding with powerl{ul visuals and commentary, showing how “Tolal Deslgn” can
transform contemporary condo living through the synthesls of arl, architeciure, interlors,
urbanism and energy with publlc-mindedness.“Gesamikunsiwerk” was a new word In
German used by composer Richard Wagner In the mld-19th century, then adopted by Le
Corbusler and the Bauhaus archilecls In the 1920s as re-making the world through “Total
Deslgn"—the integrallon of all of the crealive arts and all scales of designs, “From teaspoons
{o cltles” according to Walter Gropius. This Is the only word that adequately describes the
Intentions by BIG as architecls and Westbank as developers for thelr Vancouver House
development, with lls ground-breaking organic forms In concrete, glass and copper, Its re-
thought interlors and apartment appolntments, its integration Into the skyline, ils tapping into
Weslbank’'s new "Crealive Energy” district energy system, lts inspiring public art by Rodney
Graham, and lls creatlon of significant new public spaces for the enjoyment of all
Vancouverites. :

The project Heritage Consultant, Donald Luxton, and an independent speclalist Gurator will
develop an exhibit on Modern Architecture In Victoria o be Informed by the source materlal
contalned in “Modernism in Victorla 1945-1975" (Donald Luxton & Assoclates, July 20086);
Including bank buildings such as the Bank of Toronto Bullding (630 Yates Street) and the Bank of
Nova Scotla (1301 Douglas/702 Yates Street). The exhibil could be held in the rolunda of the new
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building over a two-week period, or alternaltively, could be held in conjunction with the Universily
of Vicloria and presented at thelr Legacy Qallery, located in the madernist Bank of Toronto
Building. In addillon, the exhibit will include a minimum of iwo presentatlons, from experls on
Victorla’s moderism such as Allan Colller, Martin Segger and/or Donald Luxton, Al the end of the
exhlblt, the assembled matertals will be offered 1o the Universily of Victorla, and any other
organlzation requested by the Senior Heritage Planner, for thelr future use. The educational event
described above will occur wilhin one-yeat of an occupancy permit being issued for 1616 Douglas
Street.

Should the Senior Heritage Planner prefer, as an alternative to the Postwar Modernist educational
exhiblt described above, the Devsloper will make a $16,000 donation to efther the Viclorla Clvie
Heritage Trust or the Victoria Heritage Foundation to form a dedicated fund to pursue public
educalion regarding Victoria’s modernist legacy. The Senior Herltage Planner could provide
direclion to the selected group on how the funds are to be utilized.

6.3 Commemorative Slghage

JEL will provide commemoralive Interpretive signage to highlight the site's history and evolution,
The exact locations and desligns of this signage will be finalized In conjunction with the detalled
design of the exterlor arl and {urnishings package, however It Is anticipated thal a minimum of two
Installations will be located in the public plazas. Signage will be displayed In such a way that the
‘story’ of the slie’s history will be discovered and encountered as part of the composition of the
open space as opposed to being presented as ‘add on signage’. The Installation will include
explanatory text about the history and evolution of the archileclure and urban design of the block,
Including archival imagery of some of the more nolable bulldings that have come and gone from
the site. The text will be professlonally wrlilten to inform and ralse awareness of how the city
grows and redevelops, and how this affects the character and shape of the Cily, The Installation
will be made of or incorporate some of the materlals salvaged from the existing buildings.

6.4 Compillation of Bullding Documentation
JEL has assembled lwo colleclions of documentation for 1601 Douglas Sireet. The first was a
DVD submltted with the original application which Included scans of original architectural and
engineering drawings and professional photographic documentation. A complete list of materials
included on the DVD can be found In Appendix D. As patt of the resubmission a second bullding
documentallon package has been complled -according to heritage conservation standards by
Donald Luxton and Is attached in Appendix D. Both these documentalion packages form a
permansent record for the building. In addilion a bullding condition report can be found In

Appendix C.

6.6 Design References
The design of the Proposed Development seeks to support the appreciailon and promolion of the

archltectural heritage of Victorla through a number of strategles.

" The new buildings and open spaces have been consclously designed to interact with and
enhance the presence of the neighboring reslored Herilage fagade of Cily Hall and the historic
- clock tower. The planimetric axis of the tower has been extended and used as the generalive
geometric device for the central spaces of the entire black, This space forms a view corrldor
through the new complex with a public plaza, the main entrance, a six-storey glass wall and
Interlor traversing pedestrian bridges. This Is the major east- west axis of the proposed rotunda
afrium space bhetween the north and south wings of the Phase 1 building and ultimately
terminates al the maln atrlum lobby of the Phase 2 tower. This special treaiment will be a
significant enhancement of the urban selling of City Hall providing exceptional spalial seltings
and viewpolnts, The new bulldings and open spaces will emphaslize the Imporilance of formal
harmony and historic continuily In this downtown precinct.

Within the context of the nelghborhood and as a gesture to the site's heritage and evolullon it was
deemed appropriate that the Proposed Development should be a conternporary Interpretation of
posiwar modernist architectural ideas, Including the expression of structural systems, free plans,
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orthogonal planes and lines, authentic materlal expression, and respect of functlon. Further It is
felt-the Proposed Development will demonstrate the evolving architeclure and urban form ol
downtown Vicloria. By embracing modernist tenants, this project reflects the legilimacy of 20

cenlury architectural heritage and represenis a depatrture from the influence of neo-classical, 18"

and 19™ century precedents that have dominated references In new development In Victoria,

One notable departure from this approach is the Proposed Development’s relationship to lot lines
at the corer of Douglas and Pandora. As Is characleristic of modernist bulldings, the existing
bullding places solld walls at the lot line along Pandora. In conirasi, the Proposed Development Is
sel backK to-'create a wider and more graclous covered pedestrian walkway and retail frontage.
Along Douglas Streel the Proposed Development is set back further than 1601 Douglas Street to
create the sunny public plaza described above. This open space allows views and spatial
deference to City Hall from Pandora as well as facllitating a natural public access route to the
entrance plaza of the Phase 1 Bullding. This deviation from the lileral recreation of the exlsting
physical conditions al the corner facllitate the accommodation of contemporary and slle specific
considerations, deference to Clly Hall and the clock tower, public amenily spaces and urban fit.
On this basis it Is Juslified that the deslgn for the Proposed Development be different from that of
lhe exisling struclure.
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6. Conclusion

Those Involved in the development of an urban slte are entrusted with an importani civic
responsibllity. Il Is expected that beyond the economic interests of private development there
should be an Interest in the belterment of the communily by way of improvements to the urban
condillon, A development that Is soclally, economlcally, and ecologleally sustalnable conlributes
to both the success of private development and the qualily of life of the cily's inhabitants, JEL and
Its deslgn team have endeavored 1o balance these priorities In the design of the Development
Proposal.

JEL, with Input and advice from both herilage and archltectural professionals have determined
that the viabllity of the Development Proposal would be crillcally compromised if 1601 Douglas
Streel were 1o be retalned and as such are requesiing permission to remove the bullding. By
removing 1601 Douglas Sireet, the Phase | bullding Is able to incorporate Its dramatlc Interlor
rolunda area, the office floor plates on the upper levels can be optimized for user efficlency and
environmental performance, visual deference to Cily Hall from Pandora Avenue and Douglas
Streel'is facilltated, and a dynamic public plaza on the Southwest comer of the Sile can be
created. We believe that these resultant benefits, along with the more holistic contributlons of the
Development Proposal to the Cily of Victorla adequately offset the loss of 1601 Douglas Street,

JEL is also proposing a number of mitigation strategles to appropriately commemoraie the
architectural legacy of 1501 Douglas Street Including materials re-use, the provision of a building
documentation package to the Cily of Victorla, a public education Initiative on post-war modernist
archilecture, the crealion of new slte lines that celebrate the historic value of Cily Hall and the
Clock Tower and the heavy Incorporalion of modernist Influenced design elements in the
architecture of the Development Proposal. It Is our hope that the Project will make a significant
contribution to Victoria's architeclural heritage and will itself be a publicly cherished bullding well

into the fulure.
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Appendlx A: Commilttee of the Whole Report November 1, 2007

CATY OF VICTORIA :

" Committec of the Whplé;lRe'po_r't

Date: November 1, 2007  Froni:  Sleve Barber, SenlorHeyitbge Planher
' _ Plarinlng & Development Departmeiit
Proposed Additlons to the Herilage Reglslry

Sublect:  pwiniovn Exariiples of the Moderh Moverient

Exgoutive Summany
Ttie Clty of Victorla Hérltage Regisiry cusrently Identifies over 200 downtown bulldings of
hefitage slonlficance datiAy back from the sarilest history of Vigtoria In the 16608 up to the
1030s; Howsver; there hae been no regsarch or kisniliication of hsmago'i_ga_pu@q from me
&g,s_t;warpenod 1046-1976, Architeclure from this perlod Is often descrlbad as the *Modam
qyeient’, growing oul of the Infernational style foundsd ln Europa in the 1920p and 19305 by
archiegls such as Le Gorbusler, Waller Groplué aid Mies v der Rohe, Jheje are & number
of examples of Modern Movement architacture In Downlown Victorla which have arehilediiiral,
historlos) and sogal significarice, e

Gommilttee of ihe Whale conekdered a staff reporf on fhie lesue on Oclober 6, 2008 and adopted
a imotlon 16 vonsider 3}9\(&_{;_ ropeities raprasenting fhe Modern Movement for additon {o the
Herifege Reglstiy.erid to Underteke & consijlétion proass wilh the atlsmsusvw:\.é{.&.. This
provess [s now completa, The majorily of affecied ownere are opposed to thi aallon.

Resommentallon:
1. Thal.Councli'echetule.a nonvsteluiorl’publlo hearlng lo copslder the addllion 6f the
properiiée listed I Ihls reportlo the Herflage Registy and lo allow aHecled fmedy
ownere enid bihier Interesled atakehoiders an ophorfunlly to address Counofl.

2. That Couricll adopt the foilowing resolutlon: : _
That Cliy Cauncl eiidores the principlé of sewﬁnlzlng the herttage skyrilfloance of the
Modern Movement In Viclorla ae described In the $tatement of Sianifiaiics by Don Lustoh .
& Assotlates, July 2008,

3, That, foliowing the publlo heeting, and puredant 1o.8sction 064 of the Looal Govemment
goﬁ,ﬂc}ly"gpq??h aggpt a reaolﬁ?lén‘tb gdd the ;ollow}ng propaniles to the Clty of Vislorla
orifage Reilslry; _
=037 95}28!;22! - Bay §lrésl Hydro Subsiation
x1018 Blanshard Sireet ~ Clly Brokerage Bullding
»1616 Blanshard Sfreet ~ B.C, Elsclilo Company Bulldlng
= 1600 Blatishari 81réét - CNIE Bullding
«#1 Centennlal Suare - Clly Hall Annéx
v912 Douglas-Sireel ~ Ballaityne's Florlst Bulkiing
*1080-80 Douglas Blreet~ Benlal Bullding
1601 Douglas Sires] - Royﬂ.aa‘r_ix Bulldlig
= 1230 Government Srest =~ Maln Post Office and Federal Bullding
630 Ya%.er Sireet - Bapk of Toronto Bullding

* 780 Yales Sirasl ~ Qdeoh Thealéé Bulkiing
Respaotiully submlited,
Sleva Barber Mark Hornell, Manager Deb Day Direotor
Sanlor Herilage Planner Communily Planning Divislon  Planning & Development
Communlly Planning Diviefon Dapaitment
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Comrmiliee of {tie Whple Novermber 1, 2007
Downlown EXariples Pajip 2 .

1 Purpose
The purpose of this repoft Is to;

1. Pibvide G!lif Counigil with Lnlém,'iatl@h oni the herffage slgilficance of the Modern
Movement In Victoria’s urhan davelopment from 1846 t?{ 1976;

2, Repoft on the résulls of the p‘qmu?\g lon process with affected properly ownera for the
propagal {6 add eleVen propayilab Fépraseniiii Modein Movaman archileeluré In
Downtown Victorla to the Heritage.Reglslry and fo conglude the progess,

2 Baokground

Commitiee of the Whole consldered a steff report on fhis lssue at-ite masting of Ootober 6, 2006
and peésed I following motlons;

Counoffior Chertayne Thomton-Joe moved Il be mqumen'j!ed lo'}/lcloﬂ_a Glly Cotinall:
1, That tha following properiles be conslderad for addllion to the Heritage Reglsiry:
* 80, Elegio Gompany Buldr, 1618 Blangherd Sfreet
Tha CHy Brokerage Blillolng, 1018 Blatistiard Streol
Maln.Pos!-office-end Fedsral Bullding, 1230 Government Sfreel
Cl]% Hall Annex, 1 Centannlal Squere
Béntall Bulldlig, 1080-1080 DoVglas Siredf
Bénk of Toronto Buliding,; 630 Yatos Slrgel
Ballanyne’s Florisls 912 Dougles Slreet
Qtleuh Thealre, 760 Yafos Slitigl o
2, Th?t;afmbéﬂnd he.convénad with the properly owners and inferested glekeholders to
esleblish a consullallon progess. :

Cotnelflor Madoft mayed that Clty-stalf complefe & sludy on the following bulldings to
a’gcar"f&fg V%ﬁilier {hey cold be-added. td’l% Clly of Violoria Herlteiyé Reglstry agtd report to
Commilies of the Whole: ;

1. Thie CNIB-Bullding; and

2, The Bay Slrest Hydro Substation. CARRIGD 08/648

Qounolllar Madolf moved that Clly.slaff complete a study on the Royal Bank Bullding on the
comer of Pandora and Douglas Streels lo asoerlaln wiielher ornof thls bulmm%:’oulq be
dddad 14 the Olty of Violora Herltage R,e‘ql_sl{Dy. ga%rmblﬂp commilles of the Whole:
OPPOSED: Cdunoliiors Hollend, Hughss e7n Young
OARRIED  00/64

Consultation Frooess

Properly o e{a were nofifled by mell and subequently contactéd by telephone, méetings and
e-mall, In addition, a meeling whe held with a number of repregentalives of the development
Induinfry &t tha raquiast of the Urban Devalopment lnsttule, ‘[Mblnglggaﬂ Up|, the Viatorla Real
Eslale Board, the Graater Violorla Ghamber of Gonimarce arid Univerally of Viotorla Propartlés.
Correspondance was recslved from a number of these organizallons expressing concems
regard(ng fhe broposel, (See Attachimep}A). A number of propsHy ewnere have also submilted
cofréspondsjice, (See Aﬂam\aw B), Wilh the exoaplion of the owner 61837 Bay Slreet, all
property. owiners are opposed o the propgeal to add thelf propertles to the Herllage Regllry.
Correspongerion hias alad been regelvet from represeniailves of &t Andrew's Presbyterian

2

Churoh regatding the propesed addlilton of 912 Douglas Stiéet arid expressing concem this
WAHERITAGEWModatn MovomentiComemkien of the Whole repod November 1, 2007des
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Cogkniliee o1 118 Whiol
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Novembar 1, 2007
Pagé 3

would Jnterfére wilh a poterilal redevelopment of the elle they are conskiering I parinership with
Waglbahk Dévelopments. (See Altachinent Q). . ‘

The following responses were recsived:

637 Bey- Bay Stiedt Hydro Sibislatlor Suppoited  Sedlelier dalod Jurip 16, 2007
o Fﬁoﬁh,a%d'-.C!lxgr.‘é_kegéaie:@nﬁps Obyoasd 06 en) Gelod Seploriher 2, 2007
%mmanshaté = BC Elgotilo Gompany Opposeti  See leller dated May 4, 2007
1800 Blonshsid Sirest GNIR Bl Opposed  Telaphorio Sonversallosi Vdlh oymer
#.1 Cntennlg| Squers ~ Qit'ma.!Mhner : .
g.,fb%pal&a Sicet~ Ralioniyiia's Flolist Opposedt S lalter ditetl Ootober 9, 2007
il
1089-80.Dougtas Slreet ~ Bonlell Bufkiing Opposad  Telephvhoe conversalion Seplember 17, 2007
1604 m?ggtsl‘. ‘.qet ~ Royal Benk Bujiding Now Téfg‘ghogé obﬁvéiag_l!gn s.egl.o'&iﬁr 18, 2007 *

poBillon

1280 Gévrimel - Mal Post Offiaand  Opposad  Sae lalter datod Fobisey 26, 2007
Fégg'rhlblﬁ&% g

830 Yalas Sligat - Bink of Toionto Buliding ~ Opposad  Sae lelier deled June 42, 2007 '
760 Yatos Street ~ Odeon Theale Buliding oﬁﬁém Telep ,zinr.e converéafion Seplanibér 14, 2007

*A spokesperson for the Royal Bank advised that the, bank would not submit a writlen response
as {ho polloy.iwas to no comment o looal politios lesues. '

3

lssues/Analysis

8onlor Government Propartles

The bullding a{ 1616 Blensheird Sireet Is owned by the Provinos of BC and the bulldihg at

1280 Goyarnmant Slfeét I8 ownad by the Government.of Canada, As sénlor layels of

goveriment, they are not legally bound by munlcipal regulations. However, past praclice

has:been for the Clly of Vigloria fo edd propertles owned by senfor levals of government to

gi\%f!&'ﬂ@ye' Réplslry In drder to'monitor fature actions which may impact thele historlo
ractar,

Ifipact on Property Yalues

The yiew.hae been expreaped by a number of organizatlons that adding these properiles to
tha Hejttage Rapistiy will have g nagalive Impict ob (he properly ?améq‘(’ it should be
noled that there are approximately 200 hem‘agp-bulldh}&s In Downtown Viotorla, many of
which haye besn sucg! s,o,kogltlr_!ehgbllkalgd fof retall, ofiie, hote! and resldentlal uses,
assleted by the Clty of Viototla finahclal Incgmwk programa. The Qlty of Viplorta added
approximatefy 82 buildinge to lhﬁHedlage Reglslry Jn 1890 following a.review of the
Downtown Herltage Inventory, Many of theee properties have beet'sucasesfully
refiabilitated, &,g, thé Vogue Aparments — 1450 Govainment Slraet, the Monaco
Apatmepts ~ 1401 Govarament Sireel and the AChannel ~ 1420 Broad Slresl:
Clreumistances will very with each property, but the Herltage Reglsliy allows Cily Counoll to
oonsgler the ivinortant hoiitags valuge of the:communfly When eVall!%l!.l}u proposals for
new development, Furiher, he tharactér of Vislorla's Old Town |e a valiable touret asset
aupporilng &n Indusiry-that generates over a biliton dollare annually in revenues, Listing on
the Heritage ﬁﬁafﬂll. / aliows the Clly fo hegellate altemailve solutlons In oases of
redevelopment wilon sl allowa for the hérltage conssivallon cdhcsths to bé sddressed,
One example Ie the Suesex Place development whioh Incorporaled fhe fagade of an -
importent 1038 At Deco hote) Into & riew mixed-use retall and office development. it

WHERITAGEWMdein Movamaniioommites ¢f the YWhole report Novembar 1, 2007.460
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Goriifittge,of the Wiiole Noveinber 1, 2007

Dawmiovin Exéniples of the Modein Movaineht : Page 4
should dlso ba noted that several of the Modern Movement examplés are of such a size
l%gd.scﬁ!é. {hat th?y-‘gr,a, riot Ilkely candidates lor xﬁderjomgnl. 6,0, Ihe Baptall Bullding ~

80-1080 Douglas Siceet, B;C Elacirie Company bullding ~ 1615 Blanshard Siréet end
~ tieMalp Post gffi&e bullding ~ 1’2'33l G'ovemnp;ent Sireet,

Legltimaoy of Post-War Heritdge

Victorta's history did not élop In 19.4,?_. While substantis) resotircas haya been commiftad fo
prégerving historlo commerclel, instituflonal and residentlal bulldings from the Victorlan,
Eelwardlen and Aﬂ.ﬁ‘-_la.nd'gf aflé 8lylad, there his basn I 8ffoit of [é@aﬁlll.%zbf 016 feosnt
exanmples of our h!ptoma,de.‘ﬂe'épmam. slich s Al Deto, A Moderine or Modeln Movehent
slyles. There [ aiso recogniiion in the communtty that heritage congsrvation needs fo

|
enaofmpass & brokder range of V.@%le,g. Including c’q!l}Irja". soclal; spiritua), aestholio and solentifie
values. The coficetns expréased by the Urban Development Inatiiute ad the Victorla Real
Estafe Board foous primatily on fhie ecopomlo vafues and rsdeyelopment polentlal of affected
properties. This Issue must be avkriowladged bul should be balanced with the broader
conderns of the ‘commiinity for i préaeivalion of the recent past. )

4.8,  Optlons

(A)  Thal Councli gecline the repommendation of alaff and not add the properties to
the. Herllafy_o Reglsiry. In ceraln oases, this may lead eventually to'thie demollilon
of {ig bullding and &'logs of hetilage vitlue t6 the communtiy:

Pros!

v Acknowledges bosltlon of property owners
»  Avolds &hy polenil) olalms for finatiolal compansallon which maey resfi if Councll
adopte a herllago denlgnation bylaw to prevani demoltilon,

Cons: .
= Posslbls lse of significant modetn herifege landinarke

= No opportunities to negotlate afternafive eolutions which mighi preserve some of
these exanples from demolition.

® 1 Thal Counoll schedule a non-stalutery publip hearing to aonslder the addillon of

: the propartles listed In this report to the Herllage Reglsiry and to allow affeoted
pc'gépei} ownais.and ofher [nferéetad slakeholtlers ah opportniy to wddress
Saunoll,

2 That Councll adopt-ihe following rasojution:

That Glcl‘v Counolj endares the prinolple of recognizing the heritage slgniticance of
the Modefti Moyement in Vln_\;{la a8 'described I the Slatgment’of Signifloance by
Don Luidon & Aagodlaten, July 2006,

3  Thet pYrgukn,t {0 8ecllon 854 of the Local GavernmentAcl, City Counoll adopt &
resolution to &dd thg following propetiles to the Cilly of Vietorla Hortage Reglslry:
» 837 B_ar.b‘t{.eo( ~ Bay Street Hydro Substalion
* 1018 Blanshard Slres! — cltg rokerage Bullding
» 1616 Blanshard Siréel ~ B.C, Lmﬁm_o Company Bullding
]

1609 Blanshard Sireel ~ ONIB Bullding

WAHERITAGEW edern MovemantiGommitos of the Who't rapont Novembar 1, 2007.doo
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Commifiee of lhe Whole Novenbér 1, 2007
W Examples of aé

85 6f.1he Modarn Movement ; Paijo

#1 Oentennlal Square ~ Cily Hall Annex

912 Doiiglas ‘Streat ~ Ballaniyne's. Florlet Bullding
1080-80 Douglas Blree! ~ Bental Bullding
1601 Douglaé S{reet ~ Royal Bank Bullding

1230 Gaveinnisnt Sfreet - Malh Post Offive and Federal Bullding
830 Yates Slraet - Bank of Toronto Buliding

780 Yates Slreat ~ Odeon Thealre Bullding

- @ a % » A=

Prob:

* Rrovides oppoitunfiies o nagoltiaté solulions when madern hiilaingd are thieatened wih
demolliion (e, Sussex Place)

* Enablés the ullizatlon of heritage management tools and Ingeniives which oan assfst in
ngiprgsa:wauon of liiiportant modeln tandmarks as part of the history and Identily of

cloria :
» The publlc hearlng allows an opportunty for- ofher stakeholders and Interested cllizens lo
voleg thelr opinion on this lssue.
. B::oa.de.Q/s. the scope of Violorla's hatliage program and provides & more compreheneive
view of Viclorla's soalal and architectural filstory :

Cong:

v Opposilioh of propéry ownetp
» I sonie cases, preciudes siles from opportuniiles for redevelopment
* May affect properly value

4b.  Resource Impaols

There may be linpacte on the Cliy's flrianclal resourses In the future If a herilage dsslgnation
requlred compensation or, lhgfugh the provislon of finanalal licarilives such as grdiite or teX
exemptlon t6 encourage rehablitailon. .

4.0. Conoluslons/Recommentiations
Staff recommengs that Councll adopt Option (B) ae oullined above,

= Viclorle's herildas preseivation program hixs & dentonelrated track record of balancing the
Interests of hierllege. properly owners with praseivalion concerns., A conderted program of
financlal incentives, bolh grants and tax exemptions, hae resulted In eubstantlal voluntary
pilvate lpybglme't_\l‘in herltege bulkiing rehabliffalion which has benefited both the individuel
propenty owner aind the cormurilty al large.

» Effos to preserve Modarn Movement examples of Viotorla's history are consletens with
both natlong) and Ipternational precadente In this field. These Inolude DOCOMOMO
interpational, an Interngtional organlzation acilva In 33 countylés, dédloated to krnging the
slgnificancs of the Modern Movement {o the altentlon of publlo authorilles anc (o adveoate
for fts preservafion, inthe Uniied States there have'been mujor conferences sch as

- 'mervlgg'thg Recenl Past’ In Washington h 1996 and natfonal publicalions suoh ae the
National Rark Service's Guldsfinas. For Evalualing. a%%évommellng Propeniias Thal Have
Achlaved Slgnifioance In The Pasl Fifty Years®, I 2008, the World Monuments Fund

launghed "Moderalsm At Rlsk" to foous efforld to praserve moderi landmarks through a

combinaflon of advooroy, publio eduoation and architeotural conservation

WAHERIYABEWotiorn MovementiComniiae of the Whole capont Novembat 1, 2007.ded

30




Comtnifeeof b Wil o Novefiber 1, 2007
denou':&nﬁx'“ 1g8 of ho Modein Moveiaril ';29_9."

It's traportant to' understand that the proposal Is to add these progertles to the Herllage Replslry.

Thi Hefftege. Reglsliy 1§ slivply.a monltoring tool Itiat aljows the Gty an bpr,omnllv 10 reylsw

any-proposed acllong whtchwoum;ghéﬁs the p.roperti. By igel, it doae nof resliiet dny. acilone

proposéd by the propedy owner. Should a propeity be proposed for demolition, Councll would

née"ggé’en‘.@ﬂ @ Herilepe Daslgiiallon Bylaw 10 pressive a bullding, ‘THs Looal goyernment Adt
rovi( D awner in

deslgrialion causes a redublion In market value, the municipality must prov

the propsiy ownet:

Whil6 the Cliy's.polloy lo fo ry to ensure the propsriy.ownere' agraement with listing on the
Hepltégs Replstry, Councll hag, In the pagt, added properties to the Heritage Reglslry desplte
antowiner objeclions. 1n 1980, G.?.u.h'éil adided epprokinataly 42 propestiés In the Downtown to
{ha Herllaps Réglsiry over the reglstered opposition.of (he owrore, In May 2002, Glty Coli

{ad protecion fotp(hé,.' property bwner In Sectlon 069, which piovid.é'a't?hl whieré a b’gmege
de compensation to

clf
added geveh chvols to the Herllage 'Rag!el%deapl!'e fhe oppositlon of the Behoo! Board, ']n the
19708, Olly Gounc)! designatad a !m;’.é,r of boiwptowi ohirchies Biid houges Hiroughout the City
desplle ovriet obfactions, Glvén ttie slghilldant féde¥slonlﬁenl- pressures on downtown
properiles, elafl recomniends The immadiate listing of these buildings In ordér to provide Counoll
with pregervation opiiohs In the fulure,

8. Recommendation ,

1, That-Gouncfl sehedule a non-sfatutory publlo hearing to consider the:addition of the
properties léled In this fzp;on 1o ilip Herilage Reglsiy and fo allow affected property ovners
and olher Inlerested siakeholders an oppoHunity to addréss Counoll.

2. Thet Councll adopt the following resolulion: -
Thal Clly QqUnoll;er,gimb {ie pririolple bf recoginlzing the hetllege slgniflodnce of the
Motlérn Movament In Victorla ae descilbed In the Slatement of Significanés by Don Luxton
& Ageotlales, July-2008, :

3. That, following.tte public héering, and hursuant to Seollon.054 of thie Looal Goyemment
Ao, .Olfy. Counoll adop! & resolutlon to add the following propertles lo the Clly of Violoria
Hetltage Reglsln:.

» 827 Bhy Slresl - Bay Sirasl Hydro Substaljon
» 1018 Blanshard Street - Cily Brokerege Bullding -
. 12_15 Blanshard Strest = B.éa Elactrio Company Buliding
» 1609 Blanehaid Sreét ~ CNIB Bullding
»#1 Qantennia) Square ~ Gty Hall Anriex
=012 Douglae Street ~ Ballantyne's Florlsl Bullding
" }o,ep;_a(}., _thrg[gs"gl,mef; Bental Bqlldin?
» 1601 Douglae Slrest - Royal Bank Bullding
. 3282( Glbveg{nga?l SB(feit ~'¥aln.Ptosé {‘399 and Federa! Bullding
»830 Yeles Sirept~Bank of Toronto Bullding
780 ﬁ\-’s Sitetl - Odeon Thaale Buldiny
6. List of Attachments )
A Lelters from ofher stekeholders

B, Lené'r.o' from affsated prop.z‘ny owners

2 lﬁ% 1:10 from St Andrew's Presbyterlan Church

. M . ,Q,OS :

#p8 ;
F. Stafement of s_lgnmoance of the Modern Movemeni
@, Slatements of Slgnifioance of each praperty

WAHERIYAQEWodata MovenwaiCommebtaa of the Whok roporl Novembor 1, ﬁoov.doo.
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Appendix B: Existing Statement of Slgnlificance - 15601 Douglas Sireet
The following Is the existing Statement of Significance for 1601 Douglas Sireet.

Name of the Historlc Place: Royal Bank Bullding

Address: 1601 Douglas Street, Victorla

Date of Constructlon: 1965

Architect: E,P. Warren, in collaboration wllh Wade, Stockdill & Armour

Description of the Historlc Place
The historle place is a one-sforey, flal-roofed, internaltlonal style stone, aluminum and glass bank

opposlte Victoria City Hall In Victoria’s downtown.

Herltage Value of the Historic Place

Built in 1955 for the Royal Bank of Canada, the value of the bullding Is associated with Its
progressive architectural style which was commonly commissioned by banking stitutions in the
post war era. il Is valued as one of a small number of commercial structures of the modern

International slyle remaining in downtown Vicloria.

Designed in the International style by the Royal Bank of Canada’s Montreal-based chief architect
E.P. Warren (with consiruction supervised by local architects Wade, Stockdili, and Armour), the
historic place Is a modernist alluston to the nineteenth-century temple bank whose archileclure was
chosen to convey permanence and stabllily, and more practically was strong and secure.

The bold use of a ‘colonnade’ of aluminum curlain wall — a distan! echo of the encircling colonnade
- is a good example of the Internalional style that revered classiclsm and yet embraced new
technology, materials and constructional capablliies.

Bullt In 1966, and replacing a modest Classlcal ‘temple-fronted’ bank buliding on the adjacent lot to
the north (a fragment of which survives), the cholce of the clean lines of Modernism for the new
bullding reflects the bank’s sirateglc direction, implying forward thinking and stabilily. Built in an age
of banking prosperity when many financial Inslitutions consolidated thelr historical cache, the Royal
Bank chose to engage the post-depression consumer with an fcon of the modern age. The Royal
Bank of Canada's Douglas Sireel branch Is also representative of the final manllestatton of the
traditional banking hall before the elecironic revolution,

Character-Defining Elements

Key slements lhal define the heritage character of the Royal Bank Building are its:
- location on a main city sirest at a busy intersectlon;

- . corner location;

- classloal proportion;
- classlcal elements including base, aluminum ‘colonnade’ of curtain wall glazing, slender

cornice, and recessed central entrance on short elevation;
- malerlals of construction Including Haddington Island Stone-faced walls and joint pattern,
Perlbonka (jet black) granite plinth, Verdl Onlcate (green flacked black) marble recessed

entrance canopy;
- patent (curtain) alumlnum glazing comprising wide projecting mulllons and slender transoms

holding plain glazing, opening lights, and moulded aluminum panels; and
- open banking hall on the interlor,
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Appendlx C: Condltlon Assessment of 1601 Douglas Sireet

Introduction

The subject bullding at 1501 Douglas Strest is named in the Herltage Registry of the Cily of
Victoria. Bullt In 1955, it is categorized as an example of Post- war Modernist Architecture. Photo-
documentation and a visual, non-invasive investigation of the condition of the building, the former
home of the Royal Bank of Canada branch, was undertaken In the autumn of 2013. The
Statement of Significance extant with the Reglster was consulted and a review of the condition of
Identiffed herltage features, the struciural system and the bullding envelope was conducted.
Physleal inspection and review of the original drawings were carrled out in order to Identify and
record the nature and extent of changes from the original so that the bullding could be thoroughly
documented prior to deconstruction.

The review revealed a varying degree of material qualily, wilth a number of components exhibiting

oxcellent potential for salvage and re

use,
.-")

L

SRR e
facade

Condition of character-defining elements
The Statement of Significance 15601 Douglas Street lists lis character-defining elements as:

.

lacation on a main clty street at a busy Intersection
cornet location

classical proporilon

olassleal elements Including base, aluminum ‘colonnade’ of curlain wall glazing, slender
cornice, and recessed cenlral entrance on shorl efevatlon

materlals of construction Including Haddington Island Stone-faced walls and join! pattern,
Peribonka (Jet black) granite plinth, Verd| Onlclate (green flecked black) marble recessed
entrance canopy '

patent (curtain) aluminum glazing comprising wide profecting mullions and slender
transoms holding plain glazing, opening lights, and moulded aluminum panels

open banking hall on the interior
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The curtaln wall Is a local example of this type of glazing system. The aluminum mullions
belween glazing unlls, although oxldized, appear to be in good condilion. Connections belween
glazing units and the aluminum mulilons have been heavily caulked at varlous times. There Is
evidence of past water Ingress Into the aluminum curtaln wall system Increases likelihood of there
being corroslon of the enclosed steel structural members. The window system consists of single-
pane glazing unils secured into the curtaln wall by aluminum stops on the interior. The aluminum
mullions are nol thermally broken and because the lhermal break Is integral to the mullion
exlrusion, the entire curlain wall system would have to be replaced to meet current building
envelope and LEED cerlification standards.

The structure of lhe bullding is a comblnation of: concrete foundations; plaster-enclosed sieel
columns at the basement and maln level; exposed steel columns, girders, and beams at the roof
level; precast struclural concrele plank floor and roof decks. The bullding appears plumb from
" most angles wilh minor mortar cracking an misalignment in the upper porllon of the rear brick
wall. No corrosion was apparent on the exposed surfaces of the steel members In the roof attic.
The condlilon of the basement foundation walls indicates that the foundatlons and structure of the
bullding appear slable. The slruclural system design relles on a welded and bolted stesl
framework, arranged in a column-and-beam skelelal system wilth wide spans. The structure
would not meel current seismic standards and would require significant modifications that likely

would diminish the characterisiic open banking hall, mezzanine support and curtain wall design.
Stee! slruclural column, glrder, and beam betwaen the roof and finished celling

TN = ¥ e

The extetior stone fagade Includes a hlack granite base and an andesite cladding. The surfaces
of these elements appear 1o be Iin a condition that would allow thelr re-purposing once
deconstructed even If the attachment hardware behind Is discovered to be faully or under-
designed relative to current standards (which is likely). Brickwork at the easl facade appears
Intact with the exception of one secllon of bricks 3 to 4 feet from the parapet on the easternmost
wall, that appear to be shifting and separaling at the martar joints. Here there Is moss growth,
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indicating water ingress. At the eas! facade, caulking at the sills and aluminum mullions belween
the curlain wall and brick Is deterlorated. In some sectlons the parapet flashing has been surface
screwed and caulked in a haphazard repalr. There Is evidence of water penetration belween
flashing sections, The coping beneath the flashing along the roof parapet is misaligned. The
performance level of exterior wall Insulation Is well below current standards.

Mechanical systems of the bullding, Including a foundation- dralning sump pump and gas-fired
boller, appear 1o be In working order. Although no testing was undertaken to verlfy these
observations, the basement appears to be dry and free of mold and it Is likely that pipes are
wrapped in material with asbestos conlent.

Survey of Materlals

A common feature Incorporated Into the facades of bank buildings of colonlal Victorla Is that of the
granite base. Granite, among the hardest and strongest of stones, was used historlcally as a
foundation system and exposed at ground level to Indicate the sirengih of the building's base. As
struclural steel and concrete systems evolved, the use of granite at the building’s base became
Increasingly decorative and symbollc. The facades of both the exls\lng bank bulldings have
polished granite panels as a cosmetic fealure.

Interlor finishes; lighting components appear 1o be In serviceable condition, however they
would likely not meet current code and energy standards.

Speclal elements such as the bank-vaull doors in the exisling building could be interesting

arlifacls and may be able to be re-purposed as historlc arlifacts, although they are no longer
funclional and do not represent architectural heritage value.
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Appendix D: 1501 Douglas Street Bullding Documentation Record
Included with this report is the separate bookiet “1601 Douglas Street, Victorla Archival

Documentation — April 2014" prepared by Donald Luxton & Assoclates Inc.. The documentation
listed below can be found on the attached DVD,

Architectural Blueprints (1955) - E.P, Warren, Archltect and Edward J. Glibert, P.Eng.
o Basement Plan >

o Ground Floor Plan

¢ Mezzanine Plan

¢ Roof Plan

+  Banking Room Ceiling Plan

+ Elevatlons

+ Daetalls No.1

o Detalls No.2

¢ Secllions 1

+ Sections 2

Electrical Blueprints (ca. 1955) - E.P, Warren, Architect and Edward J. Gllberl, P.Eng.
+ Elsctrical Basement Plan Flow Diagram
« Eleclrdcal Ground Floor Plan & Legend
+ Elscliical Main Celiing Layout and Mezzanine Plan

Foundatlons Engineering Blueptints (1966) - A.B. Sanderson and Company Ltd.
Consulling Engineers

« Foundatlons (1 of 2)

« Foundatlons (2 of 2)

Mechanlcal Blueprints (ca. 1956) - E.P, Warren, Architect
o Mechanical Basement Plan
o Maechanical Ground Floor Plan
+ ~ Mechanical Mezzanine Plan

Structural Blueprints (1955) - Dominlon Bridge Co. Limited
e Anchor Plan
o Ground Floor Framing
+ Mezzanine Floor Framing
o  Roof Framing

Vault Design Blueprints (1955) « Sundrles Vaults
+ Concrete Vault Detalls
¢ Vault Cupboard Detalls

Architectural Drawings for Bullding Renovation (1991) - Peter H. Neljineljer, Architect
* Renovattons 1 of 2
. Renovatlons 2 of 2
¢ Renovailons HVAC and Plumbing

Architectural Blueprints for Adjacent Bullding, known as ‘Bullding on Douglas +
Cormorant’ (ca.1930) - C. Elwood Watkins, Architect

¢ Building Elevations
» Building Plan and Elevations

Building Photagraphs
+  Aerlal and Satellite Imagery (2013)

Bullding Elevation Photos (2013)
Bullding Detall Photos (2013)
Interlor Detail Pholos (2013)
Historical Bullding Photo (1960)

e o > o
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Appendix E: Materlal Re-Use
Salvage and re-use of materlals

The Modernist Royal Bank Building at 15601 Douglas Streef includes periad-defining elements that can be salvaged

and reused In the new project. These Include the granite and andesite stone cladding as well as decoralive

aluminum spandrel panels. The proponents have been advised on the anticipated salvage rates for each of these

materials by a demolition contractor with specialized expertise. Taking Into account anticipated breakage and
excluding malerlals that are already damaged, the amounts of each malerial that are expected to be available for

re-use are as follows: granite 96%, marble 95%, andesite 66% and aluminum 95%.

The original localions of these materials are illustrated In the annotated building elevations below:
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The following pages illustrate the proposed locations of the salvaged materlals {refer to Key Site Plan of 1501
Douglas Materials Re-Use) and the detailed deslgn concepts for each material. This report demonstrates re-use of
approximately 95% of lhe Peribonka granite and Verdi Onicate marble panels, 66% of the andesite panels and 96%
of the fluted aluminum panels.
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Materials Re-Use
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The polished black Peribonka granite will be salvaged and reused, In
comblination with the Verdi Onicate marble, to line the new entrance
portal fronting the 15615 Douglas Plaza. The salvaged granite will
also be repurposed as custom designed seating In the new plazas
on Douglas Street and Pandora Avenue; at the corner of Douglas
and Pandora, the new benches will be arranged along the line of the
exisling building as a way to commemorate and make a physical link
with the history of the site. Additional custom bench / blcycle storage
elements will incorporate the salvaged granite into the Cormorant
Street end of the Through-Block Walkway, at the eastern portion of
the site. Of the existing 51 pleces of black granite, 47 will be
re-used; of 9 existing marble pleces, 8 will ba re-used (anticipated
salvage rate 96% for these materials).

Inventory:

[ 60 sqﬂ l 113 sq.it
28"

* all dimensions are approximate
1'- 4%"

Total: 290 sq.ft + 113 sq.ft lining entrance + 59 sq.ft marble vy

Typical Panels:
310" wide x 2'-6"tall x 4" thick

Total: 34 panels (31 anticipated re-use)

Panels from Enfrance Portal (8" thick):
8- 2" squares, 2'- 7" squares, and 2'- 7" x 1'- §”" rectancles

Total: 6 large squares (4 anticipated re-use) + 6 small squares + 6 rectangles

Marble Panels from Entrance Portal (7/8” thick):
2'- 5" wide x 3’ taII,, 3’- 6" wide x 9" tall

: ‘ i [greyed panels indicate
allowance for damage efc.]

Tolal 6 Iarge panels (5 anllcwated re- use) + 3 small panels 39




Concept Section Detail

1m

om

fHustrative View

1m

Om

lllustrative Plan
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Black Granite Bench / Bike Rack



The salvaged Haddington Island andesite stone panels wilt be
reused in the sealing / planter walls of the new complex at the
760 Pandora Plaza. Taking advantage of the varying shapes and
thicknesses of the matetlal, the andeslte blocks will form a
patterned accent wall adjacent to the main 760 Pandora
entrance. Of 294 existing pieces, 192 will be re-used in these
plaza fealures (anlicipated salvage rate 65% due to the extent of
damage In the existing condition).

Inventory:
169 sq.t | 120 sq.ft
l 491 sq.ft I 398 sq.lt 120 sq.ft _
: T ] fE

* all dimensions are approximate

*16% 0"

186" 16-0°  6-0"4-6"4-6" el
Total: 1288 sq.ft + 186 sq.ft of 2" depth

Typical Panels:
2'- 3" wide x 3'-0"tall x 4" thick

@.-.--.ﬂ---.-ﬂ@.----- AEEEEEEEE
--- H.-Elﬂ' -.ﬂ@@---@lﬁl.l--..------ﬁ

Total 140 panels (76 anticipated re-use)
Thin Panels (2" thick):

EEEEEEEEENENEEFE S
Total: 20 thin panels (10 anllclpated re~use)

Typical Blocks:
27" wide x 8"tall x 4" thick

)R O] (2 (080 00 (32 (2 50 (0 () ) (G2 () () (G ) G2 B3 (3 G20 () () ) 5 ) () (G G5 00 (30 ) 15 (22 (50 (520 23 CD (2] R ER E EA e 6
=0 (EE) (] G (B G G 53 G2 G 6 550 G50 (53 G 5 G 2] (5) (50 (5 (652 ) 5 G50 (650 3 (G2 B2 621 (390 (20 G5 B () B D (I R E E 3 3 65

(S0 THETIRS S TR R 00 590 SRR N PR R

Total: 108 blocks (90 anticipated re-use)
Thin Blocks (2” thick): ; .

2 (3 ] G E S E0 E E E ) E E E E RN A D CEMM I EED I c R

Total: 26 thin blocks (16 anticipated re-use)
lgreyed panels indicate

allowance for damage etc.]
41




.

Integrated Re-use / Re-purposiﬁg: |
Used to face the planter box benches
at the Pandora entrance.

Cladding of a full-height feature wall
at the Pandora entrance.

Repurposed Stone Panel

Concrete

om im lllustrative Elevation

Wall Cladding

4” panels: 14
2" panels: 10

4" blocks: 85
2" blocks: 16

Concept Section Detail

Concept sketch showing pattern of
stone panels applied to exterlor wall

.

lllustrative View



The decorative aluminum spandrel panels located on top
of the curtaln walls will be salvaged and re-used to make
decorative wall features in the new ground floor bicycle
rooms. The panels will be placed on the wall above the
blcycles, so that they are visible to the exterlor and
reference the original placement of the panels at the upper
spandrels. Of 33 existing panels, 31 will be re-used In the
new project (anticipated salvage rate 95%).

Inventory:

Total: 416 sq.ft

Typical Panels:

%1

3'- 6" wide x 3'- 5" tall

B

%

[greyed panels indicate
allowance for damage etc.]
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lllustrative Interior Elevation
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FORM_G_V10 (Chargo) SCHEDULE "G"
LAND TITLE ACT
FORM C (Sectlon 233) CHARGE
GENERAL INSTRUMENT - PARY' 1 Province of Brifish Calumbia PAGE 1 OF 8 PAGES

Your clecironic signature Is a representation that you are a subscriber as defined by the
Lond Title Act, RSBC 1996 ¢.250, aud that youn have applied your electronic signature
in accordmnce with Section 168.3, and o frue copy, or a copy of that (mie copy, Is In
your possession,

1. APPLICATION: (Name, address, phone number of applicant, applicant's solicitor or agent)

JAWL & BUNDON

Barristers & Solicltors (250)386-5787

4th Floor, 1007 Fort Street MSJ/1615 Douglas-SRW/Plaza
Vicloria BC V8V 3K5

Deduct L'TSA Fees? Yes

2. PARCEL IDENTIFIER AND LEGAL DESCRIFTION OF LAND:
(PID} [LEGAL DESCRIPTION]

029-049-369 | OT 1 OF LOTS 1247, 1248 AND 1257, VICTORIA CITY, PLAN EPP27886

stc?  yes []

NATURE OF INTEREST CHARGENO,  ADDITIONAL INFORMATION
SEE SCHEDULE

4, TERMS: Par 2of this instrument consists of (sefect one only)
(2)| |Filed Standard Charge Terms D.F, No. © (b)) [/]Express Charge Tenms Annexed as Part 2
A sclection of (a) includes any additional or modified (ens referred 1o in Hem 7 or int a schedule annexed fo this instrument.

5. TRANSFEROR(S):
JAWL ENTERPRISES LTD. (INC, NO, BC0743917) AS TO THE STATUTORY RIGHT OF WAY
» AS TO THE PRIORITY AGREEMENT
6. TRANSFEREE(S): (including postal address(es) and postal code(s))

THE CORPORATION OF THE CITY OF VICTORIA

#1 CENTENNIAL SQUARE

VICTORIA BRITISH COLUMBIA
V8W 1P6 CANADA
7. ADDITIONAL OR MODIFIED TERMS:
N/A

8. BXECUTION(S): ‘This fnsirumenl creales, assigns, modifics, entarges, discharges or governs the priorily of the fisterest(s) described in item 3 and
the Transferor(s) and every olhier signatory agree to be bound by this instument, and acknowledge(s) receipt of a true copy of the filed standard

charge lerms, ifany.
Ofifcer Signature(s) 0 ‘Transferoi(s) Signature(s)

VM | JAWL ENTERPRISES LTD. by
Its authorlzed signatory:

Barrister & Solicitor 14

4th Floor, 1007 Fort Street
Victoria, BC V8V 3K6 Print Name: ROBERT JAWL

OFFICBR CERTIFICATION:
Yoursignature constitulos a reproscnlation that you are a solicitor, notary public or ofher person authorized by the Evidence Act, R.8.B.C. 1996, ¢.124, to

(ake affidavits for use in British Columbia and cedifics the malters set out in Part 5 of the Land Title Act as they pertain to (he execulion of this
instrument,



FORM_D1_Vi9

LAND TITLE ACT

FORM D

EXECUTIONS CONTINUED PAGE 2 of 8 pages
Qfficer Signature(s) Fixecutlon Date ‘Fransferor / Borrower / Party Signature(s)

QFFICER CERTIFICATION:

Your signature consfitutes a representation that you are n solicitor,

instrument.

y

M

D

The Corporation of the Cily of Victoria
by its authorized signatory(les):

Name: Mayor

by its

authorized signatory(les):

Name:

nofary public or ofhier person authorized by (he Evidence Aci, R.S.B.C. 1996, ¢.124,
1o lake affidavits for use in British Columbia and certifics the malters set out in Part 5 of the Land Tille Aci as they pertain to (he execution of this



FORM_E_ V19

LAND TITLE ACT

FORM E

SCHEDULE PAGE 3 OF 8 PAGES
NATURE OF INTEREST CITARGE NO. ADDITIONAL INFORMATION

Statutory Right of Way Paragraph 1.1, Page 2

NATURR OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priorily Agreement Paragraph 4, Page 4

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

NATURE OF INTERBST CHARGE NO. ADDITIONAL INFORMATION

NATURE OF INTEREST CHARGE NO, ADDITIONAL INFORMATION




Page 4 of 8 Pages

Statutory Right of Way ~ Douglas Plaza

TERMS OF INSTRUMENT - PART 2

WHEREAS:

A

Fl

The Transferor Is the registered owner of the following land In the Province of British
Columbia:

PID: 029-049-369
Lot 1 of Lots 1247, 1248 and 1257, Victoria City, Plan EPP27886

(the “Lands");

The Transferor proposes to proceed with the development of the Lands In two phases
and has agreed to provide certain amenities for the better Integration of the

development into its neighbourhood;
The Transferee Is The Corporation of the City of Victoria;

The Transferee wishes to be able to access, for itself and all members of the public, a
public plaza developed and maintained in perpetuity over the Lands;

The Transferor has agreed to grant a Statutory Right of Way on the terms hereinafter
set forth;

It is necessary for the operation and maintenance of the Transferee's undertaking of a
public plaza (the “Douglas Plaza”) for the enjoyment of the general public that a right of
way be established in accordance with this document;

NOW, THEREFORE, THIS INDENTURE WITNESSES that in consideration of the sum of Ten
($10.00) Dollars of lawful money of Canada, now pald by the Transferee to the Transferor and
other valuable consideration (the recelpt and sufficiency of which Is hereby acknowledged by
the Transferor), and in consideration of the covenants herelnafter contalned:

1.0

11

STATUTORY RIGHT OF WAY

Pursuant to Section 218 of the Land Title Act, the Transferor does hereby grant, convey,
confirm and transfer, in perpetuity, to the Transferee, Its successors and assigns, and all
of Its employees, agents, servants, licensees and invitees including all members of the
public who might so desire, at all times by day or night, the full, free and uninterrupted
right, licence, liberty, privilege, permission and right of way, for the purpose of a public
plaza, to enter, use, go, return, pass over and across that part of. the Lands (the “Right
of Way Area”) shown as “Statutory Right of Way Area ___” on an Explanatory Plan




1.2

2,0

2.1

2.2

2.3

Page 5 of 8 Pages

registered at the Victorla Land Title Office under number , a reduced copy of
which is attached hereto as Schedule A,

The Transferor will permit the Transferee and every member of the public to peaceably
hold and enjoy the rights hereby granted, provided however that notwithstanding the
foregoing the Transferor and those claiming authority through the Transferor, and thelr
respective agents may bar entry to or eject froin the Douglas Plaza any person who:

{a) acts in a manner disruptive to the business operations of the tenants in the
buildings on the Lands;

(b) acts In a disorderly or offenslve manner, or Interferes with, threatens or
obstructs any other person;

{c) acts In a manner that damages or poses a threat to damage any landscaping or
Improvements on the Lands;

{(d)  loiters or appears to be asleep or tinconscious; or
(e) otherwise creates a nulsance.,

GENERAL

for certalnty, nothing in this Agreement relleves the Transferor of any obligation or duty
in relatlon to the maintenance of the Transferor's Lands, including the Right of Way, and
whether arising or imposed by common law, statute or agreement.

The Transferor and the Transferee agree that enforcement of this Agreement shall be
entirely within the discretion of the Transferee and that the execution and registration
of this Agreement agalnst title to the Lands shall not be Interpreted as creating any duty
on the part of the Transferee to the Transferor or to any other person to enforce any
provision or prevent or restraln the breach of any provision of this Agreement,

The Transferor shall indemnify and save harmless the Transferee from any and all
claims, causes of action, sults, demands, fines, penalties, costs or expenses or legal fees
whatsoever which anyone has or may have, whether as owner, occupler or user of the
Lands, or by a person who has an Interest In or comes onto the Lands, or otherwlse,
which the Transferee Incurs as a result of any loss or damage or Injury, Including
economilc loss, arising out of or connected with:

(a)  the breach of any covenant in this Agreement;

(b)  the use of the Lands contemplated under this Agreement; and




2.4

2.5

2.6

2.7

2.8

2.9

Page 6 of 8 Pages

{c) restrictlons or requirements under this Agreement,

The Transferor hereby releases and forever discharges the Transferee of and from any
clatims, causes of action, suits, demands, fines, penaltles, costs or expenses or legal fees
whatsoever which the Transferor can or may have agalnst the Transferee for any loss or
damage or injury, Including economic loss, that the Transferor may sustaln or suffer
arising out of or connected with:

{a)  the breach of any covenant in this Agreement;
(b)  the use of the Lands contemplated under this Agreement; and
(c)  restrictlons or requirements under this Agreement,

At the Transferor's expense, the Transferor must do everything necessary to secure
priority of reglstration and interest for this Agreement over all registered and pending
charges and encumbrances of a financlal nature against the Lands.

This Agreement does not

(a) affect or limit the discretion, rights or powers of the Transferee under any
enactment (as defined in the Interpretation Act, R.S.B.C. 1996, c. 238, on the
reference date of this Agreement) or at common law In relation to the
Transferor or the Lands all of which may be exercised or enforced by the
Transferee as if this Agreement did not exist,

(b}  affect or limit any enactment relating to the use or subdivision of the Lands, or

{c) relieve the Transferor from complylng with any public or private enactment,
including In relation to the use or subdivision of the Lands,

Where the Transferee Is required or permitted by this Agreement to form an oplnion,
exercise a discretion, express satisfaction, make a determination or give its consent, the
Transferor agrees that the Transferee is under no public law duty of falrness or natural
justice In that regard and agrees that the Transferee may do any of those things In the

same manner as If It were a private party and not a public body.

No part of the title in fee simple to the soil shall pass to or be vested In the Transferee
under or by virtue of these presents and the Transferor may fully use and enjoy all of
the Lands subject only to the rights and restrictions herein contained.

If the Transferor Is in breach of any provision of this Agreement, including section 2.0,
the Transferee may but Is under no obligation to inspect, repair and maintain the Right
of Way and Douglas Plaza, Including removal of any buildings, structures or
improvements placed without consent, at the expense of the Transferor,




2.10

2,11

2,12

213

3.0

3.1

Page 7 of 8 Pages

The covenants hereln shall be covenants running with the Lands upon which the Right of
Way is situated and none of the covenants herein contained shall be personal oy binding
upon the partles hereto, save and except durlng the Transferor's ownership of any
Interest In the Lands, and with respect only to that portion of the Lands of which the
Transferor shall have an Interest, but that the Lands, nevertheless, shall be and remaln

at all times charged herewith,

The parties hereto shall do and cause to be done all things and execute and cause to be
executed all documents which may be necessary or desirable to give proper effect to

the Intention of this Instrument.

This Agreement shall enure to the benefit of and be binding upon the parties hereto and
thelr successors and assigns and thelr helrs and administrators respectively,

Whenever the singular or masculine are used they shall be construed as including the
plural, feminine or body corporate where the context requires.

PRIORITY AGREEMENT

, the registered holder of a charge by way of
reglstered against the Lands, which sald charge is registered in the Land Title Office at
Victoria, British Columbla, under , for and In conslderatlon of the sum of
Ten ($10.00) Dollars paid by the Transferee to the said Chargeholder (the recelpt of
whereof Is hereby acknowledged), agrees with the Transferee, it successors and assigns,
that the Statutory Right of Way shall be an encumbrance upon the Lands in priority to
the said charge In the same manner and to the same effect as if it had been dated and

reglstered prior to the sald charge.

The parties hereto acknowledge that this Agreement has been duly executed and delivered by
the parties executing Forms C and D attached hereto,
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SCHEDULE “A”

(Reduced Copy of Explanatory Plan Showing
Statutory Right of Way Area)




FORM_C_V19 (Charge) e H ED ULE 1] H "

LAND TITLE ACT
FORM C (Sectiou 233) CHARGE
PAGE 1 OF 8 PAGES

GENERAL INSTRUMENT -~ PART [ Province of British Columbin

Your electronic signature is a representation that you are a subscriber as defined by the
Land Tille Act, RSBC 1996 ¢.250, and that you have applied your electronic signature
in accordance with Section 168.3, aud a true copy, or a copy of that (ruc copy, Is in
YOur possession,

APPLICATION: (Nawe, address, phone number of applicant, applicant’s soficitor or agont)

JAWL & BUNDON

Batristers & Solicitors (260)385-5787

4ih Floor, 1007 Fort Street MSJ/1616 Douglas-SRWrotunda
Viclorla BC V8V 3K5

Deduct LTSA Fees? Yes

PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:
[PID} [LEGAT, DESCRIPTION]

029-049-369 | OT 1 OF LOTS 1247, 1248 AND 1257, VICTORIA CITY, PLAN EPP27886

st yes [

NATURE OF INTEREST CHARGEF, NO., ADDITIONAL INFORMATION

SEE SCHEDULE

TERMS: Part 2 of ifiis insteument consists of (select one only)
(@)|_|Filed Standard Charge Terms D.F. No. {b)| /] Express Charge Terms Annexed os Parl 2
A sclection of (1) includes any additional or modified tenus referred to in Item 7 or in a schedule anexed (o (his instnmment.

TRANSFEROR(S):
JAWL ENTERPRISES LTD. (INC. NO. BC0743917) AS TO THE STATUTORY RIGHT OF WAY
, AS TO THE PRIORITY AGREEMENT

TRANSFEREE(S): (including postal address(es) and postal code(s))
THE CORPORATION OF THE CITY OF VICTORIA

#1 CENTENNIAL SQUARE
VICTORIA BRITISH COLUMBIA

VW 1P6 CANADA

ADDITIONAL OR MODIFIBD TERMS:
N/A

BXECUTION(S): This insteument ceeales, assigns, modifies, enlarges, discharges or govems the priorily of the interest(s) described in Item 3 aud
the lransferor(s) and every other signatory agree to be bound by this insteument, and acknowledge(s) receipt of a true copy of the fifed standard

charge tenns, if any.

Officer Signature(s) — ExcentlonDate ‘Transleror(s) Signature(s)
YN P | JAWL ENTERPRISES LTD. by

its authorized signatory:

Batrister & Solicitor 14

41h Floor, 1007 Fort Street
Victoria, BC V8V 3K5 Print Name: ROBERT JAWL

OFFICER CERTIFICATION:
Your signature constitules a representation that you are a solicitor, notary public or other person authorized by the Zvidence Act, R.S.B.C. 1996, c.124, to

take aflidavits for use in British Columbia and certifies the matiees set out in Past S of the Land Title Act as they pertain (o the oxceution of this
insteument,



FORIL DI VIO

LAND TITLE ACT

FORN D

EXECUTIONS CONTINUED PAGRE 2 of 8 pages
Officer Signature(s) Exceution Date Transferor / Borrower / Party Signature(s)

OFFICER CERTIFICATION:

Your sigualure constitules a representation that you are a solicilor, nolary
fo take afidavils for use in British Columbia and cerifics the malters se

instrument,

‘l

N

D

The Corporation of the City of Victoria
by its authorized slgnatory(ies):

Name: Mayor

, by its
authorized signatory(ies):

Name:

public or otfier person authorized by the Bvidence Act, R.S.B.C. 1996, ¢.124,
t oul in Part 5 of (he Land Title Act as they pertain to the exceution of this




FORM_E V19
LAND TITLE ACT

FORME

SCHEDULE PAGE 3 OF 8 PAGES
NATUIE OF INTEREST CHARGE NO, ADDITIONAL INFORMATION

Statutory Right of Way Paragraph 1.1, Page 2

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Priority Agreement Paragraph 4, Page 4

NATURE OF INTEREST CHARGE NO, ADDITIONAL INFORMATION

NATURE OF INTEREST CHARGE NO, ADDITIONAL INFORMA'TION

NA'TURE OF INTERRST CHARGE NO, ADDITIONAL INFORMATION

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
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Statutory Right of Way - Rotunda

TERMS OF INSTRUMENT - PART 2

WHEREAS:

A,

FI

The Transferor is the registered owner of the following land In the Province of British
Columbla:

PID: 029-049-369
Lot 1 of Lots 1247, 1248 and 1257, Victorla City, Plan EPP27886

(the “Lands”);

The Transferor proposes to proceed with the development of the Lands in two phases
and has agreed to provide certaln amenlties for the better Integration of the

development into lts neighbourhood;
The Transferee Is The Corporation of the City of Victorla;

The Transferee wishes to be able to access, for Itself and all members of the public, a
plaza in the rotunda area of the building to be constructed In the first phase of the
development, and maintalned In perpetuity over the Lands;

The Transferor has agreed to grant a Statutory Right of Way on the terms herelnafter
set forth;

It Is necessary for the operation and malntenance of the Transferee's undertaking of a
public plaza (the “Rotunda”) for the enjoyment of the general public that a right of way
be established In accordance with this document;

NOW, THEREFORE, THIS INDENTURE WITNESSES that in conslderation of the sum of Ten
($10.00) Dollars of lawful money of Canada, now pald by the Transferee to the Transferor and
other valuable consideration (the recelpt and sufficiency of which Is hereby acknowledged by
the Transferor), and In consideration of the covenants herelnafter contained:

1.0

11

STATUTORY RIGHT OF WAY

Pursuant to Section 218 of the Land Title Act, the Transferor does hereby grant, convey,
confirm and transfer, in perpetulty, to the Transferee, Its successors and asslgns, and all
of its employees, agents, servants, licensees and invitees including all members of the
public who might so desire, between the hours of 8:00 a.m. and 5:00 p.m. on every day
but Saturdays, Sundays and statutory holidays, the full, free and uninterrupted right,




1.2

2,0

21

2.2

2.3

Page 5 of 8 Pages

licence, liberty, privilege, permission and right of way, for the purpose of a public plaza,
to enter, use, go, return, pass over and across that part of the Lands (the “Right of Way
Area”) shown as “Statutory Right of Way Area ___" on an Explanatory Plan reglstered at
the Victorla Land Title Office under number , @ reduced copy of which is
attached hereto as Schedule A.

The Transferor will permit the Transferee and every member of the public to peaceably
hold and enjoy the rights hereby granted, provided however that notwithstanding the
foregolng the Transferor and those claiming authority through the Transferor, and thelr
respectlve agents may bar entry to or eject from the Rotunda any person who:

(a) acts In a manner disruptive to the business operations of the tenants In the
bulldings on the Lands;

(b)  acts in a disorderly or offenslve manner, or interferes with, threatens or
obstructs any other person;

{c) acts in a manner that damages or poses a threat to damage any landscaping or
Improvements on the Lands;

(d) loiters or appears to be asleep or unconsclous; or

(e)  otherwise creates a nulsance.

GENERAL

For certainty, nothing in this Agreement refieves the Transferor of any obligation or duty
In relation to the maintenance of the Transferor's Lands, Including the Right of Way, and
whether arising or Imposed by common law, statute or agreement,

The Transferor and the Transferee agree that enforcement of this Agreement shall be
entirely within the discretion of the Transferee and that the executlon and registration
of this Agreement against title to the Lands shall not be Interpreted as creating any duty
on the part of the Transferee to the Transferor or to any other person to enforce any
provision or prevent or restrain the breach of any provision of this Agreement,

The Transferor shall indemnify and save harmless the Transferee from any and all
claims, causes of action, suits, demands, fines, penalties, costs or expenses or legal fees
whatsoever which anyone has or may have, whether as owner, occupier or user of the
Lands, or by a person who has an interest In or comes onta the Lands, or otherwise,
which the Transferee incurs as a result of any loss or damage or Injury, including
economic loss, arising out of or connected with:

(a)  the breach of any covenant in this Agreement;
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(b)  the use of the Lands contemplated under this Agreement; and
{c)  restrictions or requirements under this Agreement.

The Transferor hereby releases and forever discharges the Transferee of and from any
clalms, causes of actlon, sults, demands, fines, penalties, costs or expenses or legal fees
whatsoever which the Transferor can or may have agalnst the Transferee for any loss or
damage or Infury, including economlc loss, that the Transferor may sustain or suffer
arlsing out of or connected with:

(a)  the breach of any covenant In this Agreement;
{b)  the use of the Lands contemplated under this Agreement; and
{c) restrictions or requirements under this Agreement,

At the Transferor's expense, the Transferor must do everything necessary to secure
priority of reglistration and Interest for this Agreement over all registered and pending
charges and encumbrances of a financial nature against the Lands,

This Agreement does not

(a) affect or limit the discretion, rights or powers of the Transferee under any
enactment (as defined In the Interpretation Act, R.S.B.C. 1996, c. 238, on the
reference date of this Agreement) or at common law In relation to the
Transferor or the Lands all of which may be exercised or enforced by the
Transferee as If this Agreement did not exist,

{b) affect or limit any enactment relating to the use or subdivision of the Lands, or

(c) relleve the Transferar from complying with any public or private enactment,
including in relation to the use or subdivision of the Lands.

Where the Transferee is required or permitted by this Agreement to form an opinion,
exerclse a discretlon, express satisfaction, make a determination or glve Its consent, the
Transferor agrees that the Transferee Is under no public law duty of fairness or natural
Justice In that regard and agrees that the Transferee may do any of those things in the
same manner as If it were a private party and not a public body,

No part of the title In fee simple to the soll shall pass to or be vested in the Transferee
under or by virtue of these presents and the Transferor may fully use and enjoy all of
the Lands subject only to the rights and restrictions herein contained.,

If the Transferor Is in breach of any provision of this Agreement, Including sectlon 2.0,
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the Transferee may but is under no obligation to inspect, repalr and maintain the Right
of Way and Rotunda, including removal of any buildings, structures or improvements
placed without consent, at the expense of the Transferor,

The covenants herein shall be covenants running with the Lands upon which the Right of
Way Is sltuated and none of the covenants herein contalned shall be personal or binding
upon the partles hereto, save and except during the Transferor's ownership of any
Interest in the Lands, and with respect only to that portion of the Lands of which the
Transferor shall have an Interest, but that the Lands, nevertheless, shall be and remalin

at all times charged herewith.

The parties hereto shall do and cause to be done all things and execute and cause to be
executed all documents which may be necessary or deslrable to glve proper effect to
the intentlon of this Instrument.

This Agreement shall enure to the benefit of and be binding upon the parties hereto and
thelr successors and assigns and their heirs and administrators respectively.

Whenever the singular or masculine are used they shall be construed as Including the
plural, feminine or body corporate where the context requires.

PRIORITY AGREEMENT

, the registered holder of a charge by way of
registered against the Lands, which said charge Is reglstered In the Land Title Office at
Victorla, British Columbia, under , for and in consideration of the sum of
Ten ($10.00) Dollars paid by the Transferee to the sald Chargeholder (the receipt of
whereof Is hereby acknowledged), agrees with the Transferee, It successors and assigns,
that the Statutory Right of Way shali be an encumbrance upon the Lands in priority to
the said charge in the same manner and to the same effect as if it had been dated and

registered prlor to the sald charge.

The parties hereto acknowledge that this Agreement has been duly executed and delivered by
the parties executing Forms C and D attached hereto.
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SCHEDULE “A”

{Reduced Copy of Explanatory Plan Showling
Statutory Right of Way Area)




FORM_C_V19 (Chargo) :
" SCHEDULE "1"
LAND TITLE ACT

FORM C (Section 233) CHARGE
GENERAL INSTRUMENT - PART |  Province of Brifish Columbia PAGE 1 OF 9 PAGRES

Your electronle signature is a representation thal you are a subscriber as defined by the
Land Title Act, RSBC 1996 ¢.250, and that you have applied your elecironic signature
in accordance with Section 168.3, aud a true copy, or a copy of that tnie copy, is in

your possession,
[.  APPLICATION: (Name, nddress, phione number of appficant, applicant's solicitor or agent)
JAWL & BUNDON
Barristers & Solicitors . (250)385-5787
4th Floor, 1007 Fort Street MSJ/1515 Douglas-SRWwalkway
Victoria BC V8V 3K5

Deduct LTSA Feos? Yes [¥]

2. PARCEL IDENTIFIER AND LEGAT, DESCRIPTION OF LAND:
[PID) [LBGAL DESCRIPTION]

029-049-369 | 0T 1 OF LOTS 1247, 1248 AND 1257, VICTORIA CITY, PLAN EPP27886

srce vis [

3. NATURE OF INTEREST CHARGENO.  ADDITIONAL INFORMATION
SEE SCHEDULE

4,  TERMS: Part 2 of (his instrument consists of (select one only)
(a)| |Filed Standand Charge Tenms D.F. No, (b) || Bxpress Charge Tenms Annexed as Part 2
A selectlon of (n) includes nuy additional or modilied tonns referred to in Item 7 or in a schedule annexed to this instrument,

5. TRANSFEROR(S):

JAWL ENTERPRISES LTD. (INC. NO. BC0743917) AS TO THE STATUTORY RIGHT OF WAY
AND COVENANT, , AS TO THE PRIORITY AGREEMENT

6. TRANSFEREE(S): (including postal address(es) and postal code(s))
THE CORPORATION OF THE CITY OF VICTORIA

#1 CENTENNIAL SQUARE

VICTORIA BRITISH COLUMBIA
V8w 1P6 CANADA
7. ADDITIONAL OR MODIFIED TERMS:
N/A

8. BXECUTION(S): This insteument creales, assigns, modifios, enlarges, discharges or govems tho priority of te interesi(s) described in Item 3 and
the Transferor(s) and every othersignatory agree to be bound by this instrunient, aud acknowledge(s) recoipt of a true copy of the filed stondard

charge fenns, if any,
Officer Signature(s) ., " Transferox(s) Signalure(s)
Y M P L AWL ENTERPRISES LTD. by
its authorized slgnatory:
14

Barrister & Solicitor

4th Floor, 1007 Fort Street
Victoria, BC V8V 3K5

Print Name: ROBERT JAWL

OFFICER CERTIFICATION:
Your signalure constitules a representation that you are a solicitor, notary pubfic or other person authorized by the Bvidence Aet, R.8.B.C. 1996, 0.124; 1o

take afidavils for use in British Columbia and codifies the malters set out in Pacl S of the Land Title Act os they pertain to the oxeention of'this
justrument.



FORI DI_VIO

LAND TITLE ACT

FORM D

EXECUTIONS CONTINUED PAGE 2 of 9 pages
Officer Signature(s) Exccuflon Date Transferor / Borcower / Pary Siguature(s)

OFF{CER CERTIFICATION:

‘l

M

D

Your signature canstitutes a representation that you are a salioltor,
to take affidavits for use in British Columbia and cerifies the maltess set out in Part § of the Land Title At as they periala to the exceution of (his

insteunent.

The Corporation of the Cily of Victoria
by its authorized signatory(ies):

Name: Mayor

, by lis
authorized signatory(les).

Name:

notary public or other person authorized by the Evidence Act, RS.B.C. 1996, c.124,




F(IJRM_E‘_VW
LAND TITLE ACT

FORM E
SCHEDULE i PAGE 3 OF 9 PAGES
NATURB OF INTEREST CHARGE NO., ADDITIONAL INFORMATION
Statutory Right of Way Paragraph 1.1, Page 2
NATURE OF INTGREST CHARGE NO. ADDITIONAL INFORMATION
Covenant Paragraph 2.1, Page 2
NATURE OF INTBREST CHARGR NO. ADDITIONAL INFORMATION
Priority Agreement Paragraph 4, Page 4
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
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Statutory Right of Way — Mid-Block Walkway
5,219 Covenant

TERMS OF INSTRUMENT - PART 2

WHEREAS:

A.

H.

The Transferor Is the registered owner of the following land in the Province of British
Columbia:

PID: 029-049-369 v
Lot 1 of Lots 1247, 1248 and 1257, Victaria City, Plan EPP27886

(the “Lands”);

The Transferor proposes to proceed with the development of the Lands In two phases
and has agreed to provide certain amenitles for the better Integration of the

development into Its nelghbourhood;
The Transferee Is The Corporation of the City of Victoria;

The Transferee wishes to be able to access, for itself and all members of the public, a
public mid-block pedestrian walkway developed and maintained in perpetuity over the

tands;

The Transferor has agreed to grant a Statutory Right of Way on the terms hereinafter
set forth;

It Is necessary for the operation and malntenance of the Transferee's undertaking of a
public pedestrlan walkway (the “Mid-Block Walkway”) for the enjoyment of the general
public that a right of way be established in accordance with this document;

The Transferor has agreed to register the a restrictive covenant under Section 219 of the

- Land Title Act, on the title to the Lands to secure the commitment of the Transferor to

construct and maintain the Mid-Block Walkway;

The Transferee has the authority to accept the covenants under 5,219 of the Land Title
Act;

NOW, THEREFORE, THIS INDENTURE WITNESSES that In consideration of the sum of Ten
($10.00) Dollars of lawful money of Canada, now pald hy the Transferee to the Transferor and
other valuable consideration (the recelpt and sufficiency of which is hereby acknowledged by
the Transferor), and in conslderation of the covenants hereinafter contained:
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STATUTORY RIGHT OF WAY

Pursuant to Section 218 of the Land Title Act, the Transferor does hereby grant, convey,
confirm and transfer, In perpetulty, to the Transferee, its sticcessors and assigns, and all
of Its employees, agents, servants, licensees and invitees Including all members of the
public who might so desire, at all times by day or night, the full, free and uninterrupted
right, licence, liberty, privilege, permission and right of way, for the purpose of a mid-
block pedestrian walkway, to enter, use, go, return, pass over and across that part of
the Lands (the “Right of Way Area”) shown as “Statutory Right of Way Area ___" on an
Explanatory Plan registered at the Victorla Land Title Office under number ,
a reduced copy of which is attached hereto as Schedule A,

The Transferor will permit the Transferee and every member of the public to peaceably
hold and enjoy the rights hereby granted, provided however that notwithstanding the
foregoing the Transferor and those claiming authority through the Transferor, and thelr
respective agents may bar entry to or eject from the Mid-Block Walkway any person

who;

{a)  acts in a manner disruptive to the business operations of the tenants in
thebuildings on the Lands;

(b) acts In a disorderly or offenslve manner, or Interferes with, threatens or
obstructs any other person;

(c) acts In a manner that damages or poses a threat to damage any landscaping or
improvements on the Lands;

(d) loiters or appears to be asleep or unconsclous; or
(e)  otherwise creates a nuisance.

SECTION 219 RESTRICTIVE COVENANT

Pursuant to Section 219 of the Land Title Act, In respect of the use of the Lands, the
Transferor will construct, develop and improve the Mld-Block Walkway on the Right of
Way Area, and keep and malintain It in good condition and repalr In accordance with City
standards and policies, as amended from time to time.

The Transferor covenants and agrees that It will not occupy or use the building to be
constructed on the Lands as Phase 2 of the Development for any purpose until it has
constructed and installed the Mid-Block Walkway, at the Transferor’s sole cost and to
the satisfactlon of the Transferee.
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GENERAL

The Transferor and the Transferee agree that enforcement of this Agreement shall be
entirely within the discretion of the Transferee and that the execution and registration
of this Agreement against title to the Lands shall not be interpreted as creating any duty
on the part of the Transferee to the Transferor or to any other person to enforce any
provision or prevent or restraln the breach of any provision of this Agreement.

The Transferar shall indemnify and save harmless the Transferee from any and all
clalms, causes of actlon, suits, demands, fines, penalties, costs or expenses or legal fees
whatsoever which anyone has or may have, whether as owner, occupler or user of the
Lands, or by a person who has an interest In or comes onto the Lands, or otherwise,
which the Transferee Incurs as a result of any loss or damage or injury, including
economic loss, arising out of or connected with:

(a)  the breach of any covenant in this Agreement;
(b}  theuse of the Lands contemplated under this Agreement; and
(c) restrictions or requirements under this Agreement.

The Transferor hereby releases and forever discharges the Transferee of and from any
clalms, causes of action, suits, demands, fines, penaltles, costs or expenses or legal fees
whatsoever which the Transferor can or may have against the Transferee for any loss or
damage or Injury, Including economic loss, that the Transferor may sustaln or suffer
arising out of or connected with:

(a) the breach of any covenant In this Agreement;
(b)  the use of the Lands contemplated under this Agreement; and
{c) restrictions or requirements under this Agreement.

At the Transferor's expense, the Transferor must do everything necessary to secure
priority of registration and Interest for this Agreement over all registered and pending
charges and encumbrances of a financial nature against the Lands,

This Agreement does not

(a) affect or limit the discretion, rights or powers of the Transferee under any
enactment (as deflned In the Interpretation Act, R.S.B.C. 1996, c. 238, on the
reference date of this Agreement) or at common law in relation to the
Transferor or the Lands all of which may be exercised or enforced by the
Transferee as if this Agreement did not exist,
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(b) affect or limit any enactment relating to the use or subdivision of the Lands, or

(c)  relieve the Transferor from complying with any public or private enactment,
Including In relation to the use or subdivislon of the Lands.

Where the Transferee Is required or permitted by this Agreement to form an oplinion,
exercise a discretion, express satlsfaction, make a determination or give its consent, the
Transferor agrees that the Transferee Is under no public law duty of fairness or natural
Justice in that regard and agrees that the Transferee may do any of those things In the
same manner as If It were a private party and not a public body.

No part of the titfe In fee simple to the soil shall pass to or be vested in the Transferee
under or by virtue of these presents and the Transferor may fully use and enjoy all of
the Lands subject only to the rights and restrictions hereln contalned.

If the Transferor Is In breach of any provislon of this Agreement, Including section 2.0,
the Transferee may but is under no obligation to Inspect, repair and maintaln the Right
of Way and Mid-Block Walkway, Including removal of any buildings, structures or
improvements placed without consent, at the expense of the Transferor.

The covenants herein shall be covenants running with the Lands upon which the Right of
Way Is situated and none of the covenants herein contalned shall be personal or binding
upon the parties hereto, save and except during the Transferor's ownership of any
Interest In the Lands, and with respect only to that portion of the Lands of which the
Transferor shall have an interest, but that the Lands, nevertheless, shall be and remain
at all times charged herewith.

The parties hereto shall do and cause to be done all things and execute and cause to be
executed all documents which may be necessary or desirable to glve proper effect to
the intention of this Instrument.

This Agreement shall enure to the benefit of and be binding upon the parties hereto and
thelr successors and assigns and thelr heirs and administrators respectively.

Whenever the singular or masculine are used they shall be construed as Including the
plural, feminine or body corporate where the context requires.

PRIORITY AGREEMENT

, the registered holder of a charge by way of
reglstered agalnst the Lands, which said charge Is registered in the Land Title Office at

Victorla, British Columbia, under , for and In conslderation of the sum of
Ten {$10.00) Dollars pald by the Transferee to the said Chargeholder (the recelpt of
whereof Is hereby acknowledged), agrees with the Transferee, it successors and asslgns,
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that the Statutory Right of Way and Section 219 Covenant shall be encumbrances upon
the lands in priority to the sald charge in the same manner and to the same effect as if
they had been dated and registered prior to the sald charge.

The partles hereto acknowledge that this Agreement has been duly executed and delivered hy
the partles executing Forms C and D attached hereto.
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SCHEDULE “A”

(Reduced Copy of Explanatory Plan Showing
Statutory Right of Way Area)



SCHEDULE “)”
ENCROACHMENT AGREEMENT

THIS AGREEMENT this ___ day of , 2014

BETWEEN: JAWL ENTERPRISES LTD.

5331 Cordova Bay Road
Victoria, BC V8Y 213

(the “Owner”)

OF THE FIRST PART

AND: THE CORPQORATION OF THE CITY OF VICTORIA

1 Centennial Square
Victoria, BC V8W 1P6
{the “City”)
OF THE SECOND PART

WHEREAS:

A. The Owner s the owner of:

PID:  029-049-369 '

Lot 1 of Lots 1247, 1248 and 1257, Victorla City, Plan EPP27886
(the “Land");

in the City;

B. The Owner has applied to the City for approval of the construction of a commercial
offlce bullding upon the Land, under the terms and conditions of the City of Victorla
Development Permit No and the City of Victoria Bullding Permit No g

C. In connection with the construction of the proposed development referred to in Recital
B, the Owner has requested the Clty to grant It permission to construct, use or continue
the use or existence of an encroachment onto highways of which the City has the use
and possesslon, which encroachment Is appurtenant to the Land;

D. The City has agreed to grant the Owner’s request, subject to the provision of all City
bylaws and to the terms and condition herein set forth;

E. The City has the authority to enter into this Agreement pursuant to the terms of section

14 of the Victorfa City Act, 1919, and pursuant to the City of Victoria Sidewalk Fixtures
{Encroachment and Easement) Bylaw;



NOW THEREFORE, in consideration of the premises and the covenants herein contalned and for
other valuable consideration, receipt and sufficiency of which is hereby acknowledged by the
parties, the parties hereto covenant and agree each with the other as follows:
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ENCROACHMENT

The City (so far as It legally can, but not otherwise, and subject to this Agreement and to
the statute and bylaw aforesaid), grants unto the Owner permission to construct and
maintain an encroachment comprising anchor rods or soldier pllings into those parts of
Douglas Street, Cormorant Street and Pandora Avenue (collectively, the “Highways”) in
the Clty of Victoria that adjoin the Land, all in accordance with the plans and
specificatlons attached hereto as Schedule “A”, (which encroachment, including all
excavation or other work now or hereafter performed in connection therewith, is

herelnafter referred to as “the Works”).

USE

The Owner shall not use the Land for the purpose of construction on the Land any
bullding or structure that would encroach onto land owned or possessed by the City
save and except the Works.

CONSTRUCTION OF WORKS

The Owner shall retain a professional engineer licensed to practice in the Province of
British Columbia with experience in the design and construction of works of a similar
kind to thase proposed to be installed under this Agreement (the said engineer to be
referred to hereln as the “Owner’s Consuitant”). The Ownet’s Consultant will be
responsible for ensuring that the design and construction of the Works at all times is in
accordance with sound engineering and construction practices, and Is carried out in
accordance with the terms of this Agreement.

The Owner's Consultant must provide written confirmation to the City, prior to the
commencement of the construction of the Works, that it has thoroughly investigated
the location of existing services and utllities, and that the installation of the Works in
their proposed location will not Interfere with or cause damage to any existing
underground utilitles or services, whether of the City, the Capital Regional District, or
any private or public utility. The Owner shall be solely responsible for the cost of the
location of all such services for the purpose of obtalning and providing such

confirmation.

Prior to the commencement of construction of the Works, the Owner’s Consultant must
submit a detailed plan, bearing his professional seal showing In cross section the profile
of all underground services within the area of the Highways covered by this Agreement,
as well as, in relation thereto, the proposed location of all anchor rods or soldier pilings
that are to form part of the Works. The City reserves the right to require that any
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portion of the Works he relocated, where in the reasonable opinlon of the City's
Director of Engineering, the proposed location of the Works or any portion thereof may
interfere with or damage underground services of the City, the Capital Regional District

or any private or public utility.

The Works shall be installed strictly in accordance with the plans and specifications that
are attached as Schedule “A” to this Agreement, unless the City’s Director of
Engineering authorizes the modification of such plans or specifications.

If during the course of construction the Owner’s Consultant determines that any part of
the anchor rods or soldier pilings comprising the Works are required to be placed in a
locatlon other than shown on the plans and specifications attached as Schedule “A”, or
determines that additional anchor rods or soldier pilings are required to be Installed
within the Highways, the Owner’s Consultant must first obtain the authorization of the
City’s Director of Engineering before proceeding with such modlfication to the Works,

The City makes no representation or warranty as to the subsurface soll conditions within
the area of the Highways within which the Works are to be constructed, including as to
whether the soll or groundwater within the Highways contains any contamination,
special waste or prescribed substance in a quantity or concentration that exceeds the
standards permitted under the provisions of the Waste Management Act and
Regulations thereto. The City will not be responsible for any Increased or additional
costs (Including, without limitation, any costs assoclated with delays In proceeding with
the Works), Incurred by the Owner In constructing the Works as a result of the presence
of any such special waste, contamination or prescribed substance, or any other soil or
groundwater contamination within the Highways, environmental consultant’s fees, the
cost of any permits for removal or disposal of contaminated solls or groundwater, or the
removal, disposal or treatment of contaminated soll or groundwater that Is required to
be removed from the Highways as a result of the Works being undertaken, or any other

similar costs.

When backfilling the excavation made In connection with the Works, the Owner’s
Consultant will ensure that all anchor rods are de-tensioned prior to backfilling, and that
all soldier piles are removed to depth of at least 4 feet below grade or greater if
achlevable. Backfilling must be brought up to existing grade and completed to City

Standards and Specifications.

After the completion of backfilling, the Owner must provide to the City a set of
engineered drawings prepared by the Owner's Consultant that identify in cross section
and plan views the location of all anchor rods and soldier piles, as Installed (referred to
herein as the “As Built Drawings”). The Owner must also provide to the City a letter
prepared by the Owner's Consultant and bearing his professional seal, certifying that
the Works have been installed in accordance with the As Bullt Drawings, modified with
the approval of the Director of Engineering, and that all anchor rods left within the

Highways have been de-tensioned.
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The Owner will be responsible throughout the construction of the Works to protect
persons and property in the vicinity of the Works from injury, loss or damage.

The Owner shall at Its sole cost arrange to have all of the City’s storm drain and/or
sewer mains within the Highways, in the area of the Works, inspected by video camera
before commencement and after completion of the Works to ensure that no damage
has resulted through construction of the Works. This work shall be coordinated through

the City’s Water and Environment Division.

NO RELIEF

It 1s understood, covenanted and agreed by and between the parties hereto that no
provision of this agreement and no act or omission or finding of negligence, whether
joint or several, as against the City, in favour of any third party, shall operate to relieve
the Owner in any manner whatsoever from any liability to the City in the premises, or
under these presents, or under the provisions of the Lacal Government Act, or any

bylaw of the City and amendments thereto.
OWNER'’S COVENANTS
The Owner further covenants and agrees:

Fee

That It will pay to the City a non refundable fee of $750.00 and shall pay a one-time
charge of $25 per square meter of area of the proposed excavation face that will he
supported by anchor rods and abuts a street or lane as calculated by the Engineer. This
fee s to be pald prior to the commencement of the Works.

Save Harmless

To release, indemnify and save harmless the City from any and all liabllity for property
damage, personal injury (including death) or economic loss arising out of:

a) the Works encroaching upon, under or over the Highways, or
b) the Owner’s construction of the Works upon, under or over the Highways or
c¢) the Owner’s maintenance of the Works upon, under or over the Highways, or

d) the Owner’s occupation or use of the Highways or the ground below or the air above
for the purpose of such encroachment by the Works, or
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e) the negligence of the Owner or its employees, agents, contractors, subcontractors or
consultants, including the Owner's Consultant, in relation to the design or

construction of the Works, or

f) any fallure of or damage to the Works at any time, including without limitation,
failure due to errors In design of the Works, or faulty or defective materials or
workmanship, whether or not the result of negligence on the part of the Owner or it
employees, agents, sub-contractors or consultants including the Owner’s Consultant.

To charge his interest in the Land In favour of the City for the payment of all sums which
may at any time hereafter be payable by the City in respect of any claims, loss, damage
or expense of whatsoever kind arising:

i) from the construction, maintenance or existence of the Works, or

if) from the permission hereby granted,

and to answer any indemnity or payment provided in the bylaws of the City or under the
terms of this agreement;

Insurance

To deposit with the City a policy of public liabllity insurance in a minimum amount of $5
million per occurrence, Insuring both the Owner and the City against any loss resulting
from the occurrences mentioned in subsection 5.2 above. The terms of such policy
must provide that the insurer give the City 30 days’ notice prior to cancellation of the

insurance.

Entry

That the City reserves the right for Itself, Its servants or agents, at any and all reasonable
times, to enter Into and upon the Land for the purpose of inspecting the Works so as to
determine whether the Owner is in compliance with this Agreement.

Works

That in the event that the constructlon, maintenance, use or removal of the Works
necessitates any alteration or change to any meter, water service, sewer or other public
works or utllity in the vicinity of the Works, the Owner will reimburse the City for
whatever sums may be Incurred by the City in making such alterations or changes as
may be deemed necessary by the City's Director of Englneering.

Default

At all times to observe and perform the provislons of the bylaws of the City, and this
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Agreement shall be at all times subject thereto and in case the Owner shall fail to
comply with the provisions of the sald bylaws, or any of them or of this agreement, all
rights of the Owner hereunder shall thereupon terminate and be at an end, but the City,
nevertheless, shall be entitled to proceed with the enforcement of any security or
indemnity herein provided, or upon any bond or otherwise in satisfaction of any claim,
loss or expenses of whatsoever kind arlsing under this agreement, or from the

permission herby granted.

REGISTRATION

In the event of this Agreement being reglstered as a charge agalnst the Land, none of
the Owner’s covenants hereln contained shall be personal or binding upon the Owner
save or except during the Owner’s seisen of or ownership of any interest in the Land,
and with respect only to the portion of the Land of which the Owner shall be selzed or in
which he shall have an interest; but that the said Land shall, nevertheless, be and

remain at all times charged therewith,

If this Agreement is not registered the Owner shall inform all prospective and actual
purchasers, mortgagees and tenants of the Land of this Agreament and shall furnish any
and all purchasers, mortgagees and tenants with a copy of this Agreement,

ALTERATION OF MUNICIPAL WORKS

This Agreement shall not in any way operate to restrict the right of the City at any time
to:

a) alter the road, curb, gutter, sidewalk or boulevard abutting or adjoining the Land,
and notwithstanding that the effect of such alteration in width or elevation may be
to render the Works useless or of less value for the purposes of the Owner,

b) construct or maintain any form of structure or utility on, over or under any portlon
of the Highways on or In which the Works encroach and for such purpose require
that the Works be removed in part or in whole; and

the Owner covenants that, in the event of the City effecting any such alteration or
constructlon or In requiring removal of all or part of the Works, the Owner will release
and forever discharge, and hereby releases and forever discharges, the City from all
manner of claims of any nature whatsoever, which may arise by reason of such
alteration in width and/or elevation as aforesald, or by reason of the discontinuance and
removal of the Works, as a result of such alteration in width and/or elevation or

construction.
GENERAL PROVISIONS

Time shall be of the essence of this agreement.



8.2

8.3

8.4

8.5

8.6

This agreement shall enure to the henefit of and be binding upon the heirs, executors,
adminlstrators, successors and assigns of the respective partles hereto.

The restrictions and covenants hereln contalned shall be covenants running with the
Land and shall be registered In the Land Title Office pursuant to Section 219 of the Land

Title Act as covenants in favour of the City.

Where the context so requires, words importing the singular number shall include the
plural and vice versa and words importing the masculine gender shall include the
feminine and neuter genders and vice versa, In addition, and where the context so
requires, all words used herein shall have the same meaning in this Agreement as they
have in the bylaws of the City applicable to the Owner,

Any notice required or permitted to be given hereunder shall be in writing and shall be
glven by prepaid registered mall addressed to the parties at the addresses set forth on
page 1 of this Agreement. Such notice shall be deemed to have been given and recelved
five (5) business days (excluding Saturdays, Sundays and statutory holidays), following,
but not including, the day on which it Is malled.

This Agreement is to he construed In accordance with and governed by the laws
applicable in the Province of British Columbia.

IN WITNESS WHEREOF the parties have executed this agreement the day and year first above
written.

The CORPORATION OF THE CITY OF
VICTORIA by its authorized signatories:

Mayor

Corporate Administrator

JAWL ENTERPRISES LTD.
by its authorlzed signatorles:

Authotized Signatory

Authorized Signatory

B i i e




SCHEDULE “A"”

(Plans and Specifications)



FORM_C_Vi¢{Charge)

LAND TITLE ACT
FORM C (Scctlon 233) CHARGE
PAGE 1 OF 6 PAGES

GENERAL INSTRUMENT - PART 1 Province of British Columbia

SCHEDULE "g"

Your clectronio signature is n representation thal you are n subscriber as defincd by the
Land Title Act, RSBC 1996 ¢.250, and that you have applied your cleclronic signnlure
in accordance with Section 168.3, and n true copy, or o copy of that (nie copy, is in
your possession,

APPLICATION: (Name, address, phone number of applicant, applicant's solicitor or agent)

JAWL & BUNDON

Barrlsters & Solicitors (250)385-5787

4th Floor, 1007 Fort Street MSJ/156156 Douglas-MDA
Victoria 8C V8V 3Kb6

Deduct LTSA Fees? Yes [7]

PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:

2,
{PID] [LEGAL DESCRIPTION]
029-049-369 | OT 1 OF LOTS 1247, 1248 AND 1257, VICTORIA GITY, PLAN EPP27886
stc?  ves [}
3.  NATURE OF NTEREST CHARGE NO. ADDITIONAL INFORMATION
Covenant Entire Document
4, 'TERMS: Port 2 of this instrument consists of (select one only)
(@)[ | Piled Standard Charge Terms D.F. No. (b) [ | Express Charge Tenns Annexed as Pord 2
A selection of (=) Includes any additlonal or modified tenms referred to in Ttem 7 or in a schedule annexed (o this instrument,
5. TRANSFEROR(S):
JAWL ENTERPRISES LTD, (INC. NO, BC 0743917)
6. TRANSFBREE(S): (including postal address{es) and postal code(s))
THE CORPORATION OF THE CITY OF VICTORIA
#1 CENTENNIAL SQUARE
VICTORIA BRITISH COLUMBIA
V8W 1P6 CANADA
7.  ADDITIONAL OR MODIFIED TERMS:
N/A
8. EXECUTION(S): This instrument creates, assigus, modifies, enlarges, discharges or goveras the priority of the fnteresi(s) doscribed in Item 3 and
the Transferox(s) and overy otlier signatory agree (o be bound by this instaument, and acknowledge(s) reccipt of e teue copy of the fited standard
charge (enus, ifany.
Officer Signature(s) —Exe¢ Transferor(s) Signature(s)
Y M D
JAWL ENTERPRISES LTD. by
Its authorized slgnatory:
Batrister & Solicitor 14
4th Floar, 1007 Fort Street
Victoria, BC V8V 3K5 Print Name: ROBERT JAWL
OTFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor, notary public or otlier person authorized by the Evidence Act, R.S.B.C. 1996, ¢.124, to
take affidavits for use in British Columbla and certifics the matters set out in Part 5 of the Land 7ile Act os they pertain to the execution of this

instrument,



FORM_D1_VI9

LAND TITLE ACY
FORM D
EXECUTTONS CONTINUED PAGE 2 of 6 pages
Oflicer Signature(s) Exccution Date Transferor / Borrower / Party Signature(s)
Y M D

The Corporation of the City of Victoria
by its authorized signatory(ies):

Name: Mayor

OPPICER CERTIFICATION:
Your signalure constitutes a representalion thal you are a solicitor,

to take affidavits for use in British Columbia and certifies (he mat

justrument,

nolary public or other person aulhorized by the Bvidence Act, R8.B.C. 1996, ¢.124,

ters set out in Part 5 of the Land Title Act as they pertain to the execution of this
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TERMS OF INSTRUMENT —~ PART 2
SECTION 219 COVENANT

THIS AGREEMENT dated for reference , 2014

BETWEEN: JAWL ENTERPRISES LTD,

AND:

5331 Cordova Bay Road
Victorla, BC V8Y 2L3

(the "Owner”)
OF THE FIRST PART

THE CORPORATION OF THE CITY OF VICTORIA
1 Centennlal Square
Victoria, BC V8W 1P6

(the “City")
OF THE SECOND PART

WHEREAS!

A.

The Owner is the registered owner In fee simple of:

PID: 029-049-369
Lot 1 of Lots 1247, 1248 and 1257, Victoria City, Plan EPP27886

(the “Land”);

The Owner has made applicatlon to the City to rezone the Land to Increase the
permitted density of development upon the Land, as set out In draft City of Victorla
Zoning Regulation Bylaw No. 14-102, Zoning Regulation Bylaw, Amendment Bylaw (No.
1022) (the “Rezoning Bylaw”), and to amend the applicable development permit
guldelines as set out in Bylaw No. 14-103, the City of Victoria Official Community Plan
Bylaw, 2012, Amendment Bylaw (No. 9) (the “OCP Amendment Bylaw”);

The Owner and the City are parties to a Master Development Agreement made as of
, 2014 (the “MDA”") respecting the Land, a copy of which is attached as
Schedule “A”;

Under the terms of the MDA, the use and development of the Land are restricted in the
public interest, and the Owner has undertaken to provide certain services, agreements,
amenities, benefits and gifts In respect of the Land, and the Owner has agreed to
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provide the City with a restrictlve covenant and Indemnity pursuant to sectlon 219 of
the Land Title Act to secure the restrictions and obligatlons of the Owner;

NOW THEREFORE In consideration of the payment of the sum of Ten Dollars ($10.00) by the
City to the Owner and the premises and covenants herein contained and for other valuable
conslderation, recelpt and sufficlency of which is hereby acknowledged by the parties, the
parties hereto covenant and agree each with the other as follows:

1.0  Development in Accordance with Master Development Agreement,

1.1 The Owner covenants and agrees that any development of the Land shall occur In
accordance with the terms and conditions of the MDA, which terms and conditions are

incorporated into and form part of this Agreement.
1.2 Without limiting the generality of sectlon 1.1, the Owner covenants and agrees that;

(@)  the Owner shall not, nor shall It permit, any improvement, development,
bullding or facility to be made, placed, erected or constructed upon the Land;

(b)  the Owner shall not make any application to subdivide the Land;

{c) the City shall be under no obligation to issue a new Building Permit or
Development Permit for any proposed improvement, development or facility
that Is proposed to he made, placed, erected or constructed upon the Land;

(d)  the City shall be under no obligation to Issue an Occupancy Permit for any
bullding constructed upon the Land;

(e)  the Approving Officer for the City shall be under no obligation to approve any
application for subdivision of the Land; and

(f) the Owner shall take no actlon, directly or indirectly, to compel the approval of
any Subdivision Plan or to compel the Issuance of any Building or Development
Permit or Occupancy Permit in respect of any Improvement, development,

bullding or facllity upon the Land;

unless in respect of such improvement, development, building, facility, subdivision application,
building or development permit, occupancy certlficate or subdivislon approval, the
Development contemplated in the MDA proceeds and the Owner fully complies with the
requirements of the MDA concerning:

Streetscape and Servicing Improvements {Part 2.0 of the MDA),
Phase 2 ~ Interim Hoarding (Part 3.0 of MDA),

Herlitage Mitigation Measures (Part 4.0 of the MDA),

LEED Standard {Part 5.0 of the MDA),

Parking and Lockers {Part 6.0 of the MDA),

e o o o o
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o Public Access (Part 7.0 of the MDA),
o Encroachments (Part 8.0 of the MDA)

that are applicable to the improvement, development, building, facility, subdivision application,
bullding permlt or development permit, occupancy certificate or subdivision approval, as the

case may be.

2,0

21

2.2

2.3

2.4

2.5

2.6

General Provislons

If for any reason the Rezoning Bylaw and the OCP Amendment Bylaw are not approved
by the City within six (6) months after the date of execution of this Agreement by both
parties, the City shall execute and deliver to the Owner a discharge of this Agreement as
It relates to the Land within nine {9) months of the date of reglstration hereof provided
the Owner has abandoned in writing its Intent to pursue the Rezoning Bylaw.

Nothing herein contalned or implled shall prejudice or affect the rights and powers of
the City and the exercise of its functions under any public and private statues, bylaws,
orders and regulations, all of which may be fully and effectively exercised in relation to
the Land as if this Agreement had not be executed and delivered by the Owner.

The Owner and the City agree that the enforcement of this Agreement shall be entirely
within the discretion of the City and that the execution and registration of this covenant
agalnst the title to the Land shall not be interpreted as creating any duty on the part of
the City to the Owner or to any other person to enforce any provision or the breach of
any provision of this Agreement.

The Owner acknowledges that the City, or its officlals, employees or agents, has not
stated, held out or Implied any expectation or requirement that the covenants must be
provided In order for the Owner’s rezoning application to be approved, but rather the
Owner hereby expresses its intention to voluntarily donate the covenants in this
Agreement to the City, and be bound by them, without any expectation of payment or
reward of any kind. The Owner further releases, walves and forever discharges the City
from and agalnst any claims, actions, or causes of action, whether based in contract, tort
or equity, for damages or losses, or for the recovery of costs Incurred, in connection
with the provision of these voluntary covenants,

The Owner hereby releases and forever discharges the Clty of and from any claim,
cause of actlon, sult, demand, expenses, costs and legal fees whatsoever which the
Owner can or may have against the said City for any loss, damage, deprivation or injury,
in law or equity, that the Owner may sustain or suffer arising out of this Agreement,

The Owner covenants and agrees to Indemnify and save harmless the City from any and
all clalms, causes of action, suits, demands, expenses, enrichment, costs and legal fees
whatsoever that anyone might have as owner, occupier or user of the Land or by a
person who has an Interest In or comes on the Land or by anyone who suffers loss of life
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or injury to his person or property, that artses out of the terms and restrictions of this
Agreement or a breach of this Agreement by the Owner.

2.7 Itis mutually understood, acknowledged and agreed by the parties hereto that the City
has made no representations, covenants, warrantles, guarantees, promlises or
agreements (oral or otherwise) with the Owner other than those contained In this

Agreement.

2.8  The Owner agrees to execute all other documents and provide all other assurances
necessary to give effect to the covenants contalned in this Agreement,

2,9  The Owner shall pay the registration casts of the City in connection with the registration
of this Agreement, This s a personal abligation only.

2,10 The Owner covenants and agrees for itself, its heirs, executor, successors and assigns,
that it will at all times perform and observe the requirements and restrictions,
hereinbefore set out and they shall be binding upon the Owner as personal covenants
only during the perlod of the Owner’s respective ownershlip of any interest in the Land.

2,11 The restrictions and covenants herein contalned shall be covenants running with the
Land and shall be perpetual (subject to the provisions of the MDA contemplating the
discharge of this Agreement upon certaln conditions), and shall continue to bind all the
Land when subdivided, and shall be registered In the Victoria Land Title Office pursuant
to section 219 of the Land Title Act as covenants in favour of the City as a charge against
the Land and taking priority over all financlal charges.

2,12 This Agreement shall enure to the benefit of the City and shall be binding upon the
patties hereto and thelr respective heirs, executors, successors and assigns.

2,13  Wherever the expressions “Owner” and “City” are used herein, they shall be construed
as meaning the singular, plural, feminine or body corporate or politic where the context

or the parties so require.

IN WITNESS WHEREOF the parties hereto hereby acknowledge that this Agreement has been
duly executed and dellvered by the parties executing Forms C and D {pages 1 and 2) attached
hereto,
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Victoria File:  26250-20/9906
Regional File: 26250-20/9906
23 December, 2013 SITE: 9906

VIA FAX ONLY: 250 475-0339 and mwilson@yvictoria.ca

Jawl Enterprises Ltd.

#100 — 3550 Douglas Street
Victoria, BC V8Z 3L1
Attention: Robert Jawl

City of Victoria

#1 Centennial Square
Victoria, BC V8W 1P6
Attention: Laura Wilson

Dear Robert Jawl and Laura Wilson: .

Re: Site Profile Submission — Zoning and Development Applications
1501 to 1517 Douglas Street and 750 Pandora Street, Victoria
PID: 029-049-369

This letter is to acknowledge receipt of a satisfactorily completed site profile pertaining to the
above-referenced site. Our records contain separate files for 1517 Douglas Street (SITE 9906), 750
Pandora Street (SIT E10529) and 1501 Douglas Street (SITE 14154). It is understood that the legal
lots representing these former properties have been consolidated into a single PID. Therefore, the
ministry has combined the above SITE IDs into one, SITE 9906.

In accordance with section 7(1) of the Contaminated Sites Regulation, the Director does require a
detailed site investigation for the site referenced above. Investigation of all environmental media
must be conducted until the full extent of contamination is determined at the site and which has
migrated from the site. Section 58 and 59 of the Contaminated Sites Regulation describe the
requirements for the conduct of preliminary and detailed site investigation and the content of
reports based on those investigations. Pursuant to the Local Government Act (section 946.2), or the
Land Title Act (section 85.1) in the case of subdivision, this decision will suspend approval of the
subject application or future applications for the site as identified in section 40 of the Environmental
Management Act (Act), until:

e the proponent has applied for, and obtained one of the following instruments, as applicable: a
determination that the site is not a contaminated site, a Voluntary Remediation Agreement, an

Ministry of Environment

Environmental Protection Division Mailing/Location Address: ~ Telephone: (604) 582-5200
Environmental Management Branch Second Floor Facsimile: (604) 584-9751
Land Remediation Section 10470 152 Street http://mww.env.gov.bc.ca

SURREY BC V3R 0Y3
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Please contact the undersigned at 604 582-5377 if you have any questions about this letter.

Sincerely,

Vincent Hanemayer

for Director, Environmental Management Act

vech/



