
 

Council Report  December 29, 2016 
Application No. 00502 for 727 Johnson Street  Page 1 of 3 

  

 
Council Report 
For the Meeting of January 12, 2017 
 

 

To: Council Date: December 29, 2016 

From: Jonathan Tinney, Director, Sustainable Planning and Community Development 

Subject: 
Rezoning Application No.00502 and Development Permit Application 
No. 000453 for 727 Johnson Street 

 

 
 
RECOMMENDATION 
 
1. That Council give first, second and third reading of Housing Agreement (727 Johnson 

Street) Bylaw No. 17-009. 
2. That Council give first and second reading to Zoning Regulation Bylaw Amendment Bylaw 

No. 17-010 for 727 Johnson Street. 
3. That Council consider the following motion after the Public Hearing for Rezoning 

Application No. 00502, if it is approved: 
 
That Council authorize the issuance of Development Permit Application No. 000453, in 
accordance with: 
a. Plans for Rezoning Application No. 00502 and Development Permit Application  

No. 000453, stamped August 18, 2016; 
b. Development meeting all Zoning Regulation Bylaw requirements; 
c. The Development Permit lapsing two years from the date of this resolution. 

 
EXECUTIVE SUMMARY 
 
The purpose of this report is to provide Council with an update on Public Hearing conditions 
associated with Rezoning Application No.00502 for 727 Johnson Street. The applicant has met 
the conditions required by Council. The application has been reviewed by the Heritage Advisory 
Panel. The Panel has recommended that Council consider supporting the application subject to 
design revisions. The applicant has carried out design amendments that have increased the 
application’s consistency with relevant City policy. Staff have prepared the necessary bylaws and 
legal agreements to authorize the proposed development and staff recommend for Council’s 
consideration that the application advance for considertation at a Public Hearing. 
 
 
 
 



PURPOSE 

The purpose of this report is to provide Council with an update on Public Hearing conditions 
associated with Rezoning Application No.00502 for 727 Johnson Street. 

BACKGROUND 

At the Council meeting of May 26, 2016; Council passed the following motion: 

"It was moved by Councillor Coleman, seconded by Councillor Lucas, that Council instruct staff to 
prepare the necessary Zoning Regulation Bylaw Amendment that would authorize the proposed 
development outlined in Rezoning Application No.00502 for 727 Johnson Street, that first and 
second reading of the Zoning Regulation Bylaw Amendment be considered by Council and a 
Public Hearing date be set once the following conditions are met: 

1. Registration of a legal agreement to prohibit the demolition of the existing building and 
secure the proposed restoration of the existing building. 

2. Preparation of a Housing Agreement Bylaw that would prevent subdivision of the building 
by strata plan and ensure the building is occupied by non-owners for the life of the 
building". 

ISSUES & ANALYSIS 

Heritage Advisory Panel Review 

At it's meeting of June 14, 2016 the Heritage Advisory Panel reviewed the application. Minutes of 
the meeting are attached to this report. The Panel passed the following motion: 

"That the Heritage Advisory Panel recommend to Council that Development Permit 
Application No. 000453 be approved subject to the redesign of the upper floors to reduce 
the visual impact of the rooftop addition through the use of materials and that Council 
recognize the need for a rooftop additions policy in general in Development Permit Areas." 

Staff had previously worked with the applicant to provide an increased setback from the 
uppermost storey in order to minimize the impact of the upper-storey addition on the existing 
building when viewed from the opposing sidewalk on Johnson Street. In response to the 
recommendation of the Heritage Advisory Panel the applicant has revised the fenestration and 
material selection for the proposed upper-storey addition. The size and position of window 
openings has been adjusted to improve its relationsip with the existing building. The applicant has 
also revised the proposed material selection for the addition replacing metal cladding with a 
fiborous cement board. The use of the cement board acknowledges the vertical architectural 
elements on the existing building. Staff recommend that Council consider supporting the design 
amendments as presented. 

The applicant has indicated that they plan on advancing an application for Heritage Designation at 
a later stage in the development when the heritage restoration is closer to completion. 

Housing Agreement 

A Housing Agreement Bylaw has been prepared for Council's consideration. The proposed bylaw 
prohibits the subdivision of individual residential units under The Strata Property Act. However, 
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the agreement does permit the subdivision of the commercial and residential portions of the 
building. 

Legal Agreement 

Staff have secured the design and rehabilitation of the proposed building through a legal 
agreement. This is to ensure that additional residential density is only permitted if the building is 
constructed and rehabiliated as per the approved plans. The agreement prohibits the demolition 
of the existing building. 

Zoning Regulation Bylaw Amendment 

Staff have prepared a Zoning Regulation Bylaw amendment for Council's consideration. The 
Bylaw contemplates increased density in exchange for amenities. These amenities include 
comformance with the proposed housing agreement that requires all of the residential be 
occupied by non-owners in perpetuity and a legal agreement that secures the retention and 
rehabilitation of the existing building. 

CONCLUSIONS 

The applicant has met the conditions required by Council. The design amendments have 
increased the application's consistency with relevant City policy. Staff have prepared a 
recommendation for Council's consideration to give relevant bylaws first and second reading and 
to forward the application for consideration at a Public Hearing . 

Respectfully submitted, 

List of Attachments 
• Meeting Minutes of Heritage Advisory Panel - June 14, 2016 
• Proposed Zoning Amendment Bylaw 
• Proposed Housing Agreement Bylaw 
• Proposed Legal Agreement 
• Letter from Applicant 
• Plans date Stamped August 18, 2016 

S:\TEMPEST_ATTACHMENTS\PROSPERO\PL\REZ\REZ00502\COUNCIL REPORT.DOC 

Development Department 

Report accepted and recommended by the City Manager: 

Date: 
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CITY OF VICTORIA 
HERITAGE ADVISORY PANEL 

MEETING MINUTES 
June 14, 2016 

Present: Richard Linzey, Chair 
John Dam 
Rick Goodacre 
Ken Johnson 
Hal Kalman 

Absent: Kelly Black 
Keri Briggs 
Chloe Fox Miller 
Stuart Stark 

Guest: Councillor Pamela Madoff 

Staff: Steve Barber, Senior Heritage Planner (Interim) 
Adrian Brett, Heritage Planner 
Lauren Martin, Heritage Secretary 

The Chair called the meeting to order at noon. 

1. Approval of the Agenda 

Moved Seconded 

Carried 

2. Declaration of Conflict or Bias - nil 

3. Announcements 

• This is Steve Barber's last meeting as the Interim Senior Heritage Planner. Adrian 
Brett will act as the Senior Heritage Planner during July and August. The new Senior 
Heritage Planner, Merinda Conley, will begin working full time as of August 29. 

4 Adoption of the Minutes of the May 10, 2016 Meeting 

Moved Seconded 

That the minutes of the May 10, 2016 meeting be adopted as amended. 

Carried 



Heritage Advisory Panel 
Meeting Minutes - June 14, 2016 

Page 2 of 6 

5. 727 - 729 Johnson Street 
Development Permit Application No. 000453 

Attendees: Jim Wong and Egor Revenko, Studio One Architecture Inc.; Michael Alston, 
Alston Properties Ltd. 

Senior Heritage Planner 
• The application is for a Development Permit concurrent with a Rezoning Application to 

restore the existing building and to add a two-storey addition to the roof which is 
stepped back from the front and rear elevations. 

• The proposed finishes for the addition are prefinished metal cladding, aluminum 
windows, and painted concrete block on the side elevation. 

• The project preserves the scale, massing and proportion of the original structure. 
• The original street fagade will be recreated to match the details based on archival 

photographs and original architectural drawings. The restored fagade will include 
painted concrete with wood frame windows, storefronts and doors. 

• A Conservation Plan by Donald Luxton and Associates, dated October 2015, is 
appended to the application. 

• Council has also requested that the Panel consider the issues raised in the most 
recent letter from the Downtown Residents Association, dated May 16, 2016, 
expressing concern about the modern expression of the two new storeys. 

• Staff recommend that the Panel recommend that Council consider supporting the 
application. 

Jim Wong 
• The proposal is for commercial space on the ground floor, residential on the two 

existing upper floors, and two new rooftop floors also for residential. 
• The building has been vacant for many years and was purchased by Michael Alston 

about one year ago. 
• The owner has extensive experience in the restoration of similar heritage buildings 

(e.g. 566-570 Yates Street). 
• The original building is concrete construction with tile and stucco applied over the 

years. 
• The fagade will be restored to the original. 
• Currently, the ground floor is a corridor/arcade from front to back. New services and 

bicycle storage will be added to the rear. There will be one tenant space with a new 
entrance and exit. 

• Originally there was a large garage door and it will be replicated on the ground floor. 
• The upper floors will have 30 rental units with new wood windows, elevator, stairs and 

exiting. 
• The two new upper floors will step back from Johnson Street and will have metal 

railings, grey/white metal cladding and a modern expression. 
• On the third floor, a door will be replicated for a Juliet balcony. 
• Paint colours for the concrete were reviewed by the project's heritage consultant, 

Donald Luxton. 
• Signage for the ground floor will have a heritage look. 
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Michael Alston 
• The building is the same age and very similar to The Churchill (at 1140 Government 

Street) with 14 foot ceiling heights on the ground floor. 
• The owner has applied for heritage designation which will be considered by Council 

once the fagade is restored. 
• The building will connect with Yates Street through an existing walkway. 

Panel 
• Why is a rezoning application required? Senior Heritage Planner: It is required due to 

the increased height and density. Egor Revenko: The existing fagade projects into the 
envelope as will the new addition. 

• In response to the Downtown Residents Association's concerns, the addition is clearly 
distinguishable from the existing building as per the Standards and Guidelines. 

• What is the condition of the concrete? Michael Alston: There is stucco and tile on 
mesh attached by shallow pins to the concrete. The pits from the pins will be patched 
and the concrete parged. There are a few cracks that will be repaired by epoxy 
injection. There is no/little salt air damage of the reinforcing steel. The building will be 
seismically upgraded. 

• The Statement of Significance (SOS) does not assess the quality of the significance of 
the building, i.e. the architectural and structural value. This is a 1910 reinforced 
concrete building which is a very early use, especially for exposed concrete on the 
fagade (more common in the 1920s). This is a precocious use of concrete and it is not 
stated as one of the values in the SOS. It is significant and deserves greater respect 
and sensibility. If the building is a hidden gem, it would be worth deferring further 
review of the application until more information about the early use of reinforced 
concrete is obtained. 

• Senior Heritage Planner: According to the Standards and Guidelines, there are 
several approaches that can be used for the restoration of and addition to heritage 
properties. An addition can include rehabilitation and/or restoration. A Panel member 
stated that in this case, the fagade restoration is primary and the storefront 
rehabilitation is secondary. The additions are not part of the restoration. Another 
member stated that all restoration is rehabilitation. 

• One Panel member is not in favour of the numerous stepped back rooftop additions in 
the Downtown Core or the use of modern materials on the additions. The applicant 
should provide confirmation that the rooftop addition will not be visible and compatible 
materials will be used. Another Panel member stated that the additional floors create 
value and an incentive for the applicant which is necessary in today's market. 

• Each building has significance and this should be met in the restoration. The Panel 
member is fine with the addition and appreciates the effort to ensure the building 
retains its character; however, the design is not very inspired. 

• Concern was expressed by one panel member that the Statements of Significance 
created by heritage consultants and provided to the applicants can be written to 
support a particular outcome. However, the City has accepted the SOS for this 
building. How is the use of reinforced concrete germane to the current proposal? How 
was the concrete expressed on the original building? 

• The Downtown Residents Association states in their letter, and the Panel member 
agrees, that there is a need for guidelines regarding rooftop additions in Development 
Permit Areas. 
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Moved No Seconder 

That the application be deferred, that the Senior Heritage Planner commission a study into 
the early use of reinforced concrete in Victoria and assess the significance of the subject 
building in light of the new research, and that the City determine a new management 
approach for these buildings. 

Motion Failed 

Panel 
• 1910 is early for a reinforced concrete building in Victoria. However, there are other 

examples of reinforced concrete buildings built before WW I in Victoria, including the 
Hudson Bay building and the Union Club. The concrete was likely parged and painted 
and there was probably brick infill on the spandrels. The proposal is to restore the 
fagade to the original and this is admirable. 

Moved No Seconder 

That the Heritage Advisory Panel recommend to Council that Development Permit 
Application No. 000453 be approved. 

Motion Failed 

Moved Seconded 

That the Heritage Advisory Panel recommend to Council that Development Permit 
Application No. 000453 be approved subject to the redesign of the upper floors to reduce 
the visual impact of the rooftop addition through the use of materials and that Council 
recognize the need for a rooftop additions policy in general in Development Permit Areas. 

Moved (4 in favour, 1 abstention) 

Adrian Brett, Heritage Planner, and Michael Wilson, Senior Planner - Urban Design, will 
discuss the Panel's review further. 

6. 1737 Rockland Avenue 
Heritage Alteration Permit Application No. 00222 

Attendees: Rus Collins, Zebra Design Group, on behalf of Earl Large, owner 

Senior Heritage Planner 
• The proposal is to construct a covered wood deck on the front elevation of the 

heritage-registered house. 
• A roof and deck was built without the required permits in order to address water 

leaking into the basement of the house. 
• The application generally complies with the heritage guidelines. While additions to 

heritage buildings are not normally considered acceptable on the front elevation, this 
house is oriented in such a way that the front elevation faces the driveway to the north. 
Therefore the addition, while facing the street, can be considered to be located on a 
side elevation of the house. 
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• The roof covering the deck is modest in scale and does not have a significant negative 
impact on the heritage building. The chamfered posts and wood brackets ensure the 
roof is sympathetic to the character of the main building. 

• Staff recommend that the Panel recommend that Council authorize the issuance of 
Heritage Alteration Permit No. 00222. 

Moved Seconded 

That the Panel recommend to Council that Heritage Alteration Permit Application No. 
00222 be approved. 

Carried (unanimous) 

7 2536 Richmond Road 
Request for addition to the Heritage Register (HAF 00067) 

Senior Heritage Planner 
• The Garfield Vye Residence is a wood-frame, one-storey house with Queen Anne 

Revival style details, located on the southwest corner of Richmond Avenue and 
Haultain Street in the North Jubilee neighbourhood. 

• Built c.1906, the house is valued as one of several remaining houses from the historic 
Richmond Farm and is symbolic of the early pattern of neighbourhood settlement as 
farms were subdivided for early suburbs. 

• Based on the heritage values described in the Statement of Significance, the house 
has sufficient value to warrant it being added to the City's Heritage Register. 

Moved Seconded 

That the Panel recommend to Council that the house at 2536 Richmond Road be added to 
the Heritage Register. 

Carried (unanimous) 

8 539 - 5451/2 Fisgard Street and 16-20 Fan Tan Alley 
Heritage Designation Application No. 000159 

Senior Heritage Planner 
• The Sheam & Lee Building is valued as part of a grouping of early buildings that 

contribute to the historic character and urban pattern of Victoria's Chinatown National 
Historic Site. The building is further valued as a representation of the dominant role 
Chinese merchants played in Chinatown. The building also links to the interior of the 
block via Fan Tan Alley. 

• The owner's request for heritage designation of the property is consistent with City 
policies and guidelines; therefore, staff recommend that the Panel recommend that 
Council consider its designation. 
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Panel 
• There is an original oculus / skylight on the second floor of this building. It was 

suggested that the Senior Heritage Planner discuss with the owner whether they would 
be willing to include the oculus as a protected interior feature in the heritage 
designation of the property. 

Moved Seconded 

That the Panel recommend to Council that the request for heritage designation of the 
building at 539 - 545/4 Fisgard Street and 16-20 Fan Tan Alley be approved. 

Carried (unanimous) 

9. 564 - 572 Fisgard Street and 1706 - 1708 Government Street 
Heritage Designation Application No. 000160 

Senior Heritage Planner 
• The George Joe Building, constructed in 1946, is valued as part of a grouping of early 

buildings that contribute to the historic character and urban pattern of Victoria's 
Chinatown National Historic Site. The building is significant as evidence of the 
continuing dominance of Chinese merchants in Victoria's Chinatown and the area's 
ongoing commercial function. The present restaurant is a much loved gathering place 
dating back to the 1950s and retains its original neon signs and decorative neon ceiling. 

• The owner's request for heritage designation of the property is consistent with City 
policies and guidelines; therefore, staff recommend that the Panel recommend that 
Council consider its designation. 

Panel 
• Is the parapet part of the original building? Senior Heritage Planner: Yes. 

Moved Seconded 

That the Panel recommend to Council that the request for heritage designation of the 
building at 564 - 572 Fisgard Street and 1706 - 1708 Government Street be approved. 

Carried 

10. Business Arising from the May 10, 2016 Minutes - nil 

11. New Business - nil 

12. Adjournment -1:43 pm 



NO. 17-010 

A BYLAW OF THE CITY OF VICTORIA 

The purposes of this Bylaw are to amend the Zoning Regulation Bylaw by creating the CA-78 
Zone, Central Area (Garesche) District, and to rezone land known as 727 Johnson Street from 
the CA-4 Zone, Central Area Commercial Office District to the CA-78 Zone, Central Area 
(Garesche) District. 

The Council of The Corporation of the City of Victoria enacts the following provisions: 

1 This Bylaw may be cited as the "ZONING REGULATION BYLAW, AMENDMENT 
BYLAW (NO. 1083)". 

2 Bylaw No. 80-159, the Zoning Regulation Bylaw, is amended in the Table of Contents of 
Schedule "B" under the caption PART 6.92 by adding the following words: 

"6.92 CA-78 Zone, Central Area (Garesche) District" 

3 The Zoning Regulation Bylaw is also amended by adding to Schedule B after Part 6.92 
the provisions contained in Schedule 1 of this Bylaw. 

4 The land known as 727 Johnson Street, legally described as Lot 33 Victoria City arid 
shown hatched on the map attached to and forming part of this Bylaw as Appendix 1, is 
removed from the CA-4 Zone, Central Area Commercial Office District, and placed in the 
CA-78 Zone, Central Area (Garesche) District. 

READ A FIRST TIME the day of 2017 

READ A SECOND TIME the day of 2017 

Public hearing held on the day of 2017 

READ A THIRD TIME the day of 2017 

ADOPTED on the day of 2017 

CITY CLERK MAYOR 



Schedule 1 
PART 6.92 - CA-78 ZONE, CENTRAL AREA (GARESCHE) DISTRICT 

6.92.1 Permitted Uses in this Zone 

The following uses are the only uses permitted in this Zone: 

a. Uses and regulations permitted in the CA-4 Zone, Central Area Commercial District, subject 
to the regulations set out in Part 6.8 of the Zoning Regulation Bylaw 

6.92.2 Community Amenities 

The following must be provided as a condition of additional density pursuant to Part 6.92.3: 

a. Rehabilitation of the existing building on the lands in accordance with the heritage 
conservation plan in Schedule B of the restrictive covenant registered against title to the 
lands pursuant to section 219 of the Land Title Act; and 

b. Provision of a housing agreement pursuant to section 483 of the Local Government Act to 
require that all residential dwellings are to be used and occupied only as rental units in 
perpetuity. 

6.92.3 Lot Area 

a. Lot area (minimum) 

b. Lot width (minimum) 

668m2 

18m 

6.92.4 Floor Area and Additional Density 

a. Floor space ratio (maximum) where the community 3.0:1 
amenity has not been provided, referred to in Part 6.92.2 

b. Floor Space Ratio (maximum) where the community 
amenity has been provided, referred to in Part 6.92.2 

4.35:1 

6.92.5 Height, Storeys 

a. Principal building height (maximum) 43m 

6.92.6 Bicycle Parking 

a. Bicycle parking Class 1 (minimum) Subject to the regulations in 
Schedule "C" 

b. Bicycle parking Class 2(minimum) Not required 

Words that are underlined see definitions in Schedule "A" of the Zoning Regulation Bylaw 

Paae 1 of 1 



NO. 17-009 

A BYLAW OF THE CITY OF VICTORIA 

HOUSING AGREEMENT (727 JOHNSON STREET) BYLAW 

The purpose of this Bylaw is to authorize an agreement for rental housing for the lands known 
as 727 Johnson Street, Victoria, BC. 

Under its statutory powers, including section 483 of the Local Government Act, the Council of 
The Corporation of the City of Victoria enacts the following provisions: 

1 This Bylaw may be cited as the "HOUSING AGREEMENT (727 JOHNSON STREET) 
BYLAW". 

Agreement authorized 

2 The Mayor and the City Clerk are authorized to execute the Housing Agreement: 

(a) substantially in the form attached to this Bylaw as Schedule A; 

(b) between the City and Alston Properties Ltd. or other registered owners from time 
to time of the lands described in subsection (c); and 

(c) that applies to the lands known as 727 Johnson Street legally described as: 

Lot 33 Victoria City. 

READ A FIRST TIME the day of 2017 

READ A SECOND TIME the day of 2017 

READ A THIRD TIME the day of 2017 

ADOPTED on the day of 2017 

CITY CLERK MAYOR 



FORM_C;' "!1/ "hargB) 

LAND TITLE ACT 
FORM C (Section 233) CHARGE 
GENERAL INSTRUMENT - PART 1 Province of British Columbia GE 1 OF 63 PAGES 

Your electronic signature'is a representation that you are a subscriber as defined by the 
Land Title Act, RSBC 1996 c.250, and that you have applied your electronic signature 
in accordance with Section 168.3, and a true copy, or a copy of that true copy, is in 
your possession. 

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

Johns Southward Glazier Walton & Margetts LLP 
Barristers and Solicitors -|-e|. 250-381-7321 
204 - 655 Tyee Road File: 151515 
Victoria ' BC V9A 6X5 

Deduct LTSA Fees? Yes f/1 
2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND: 

[PID] [LEGAL DESCRIPTION] 

005-137-993 L0T 33, VICTORIA CITY 

STC? YES • 

CHARGE NO. ADDITIONAL INFORMATION 

Section 219 
3. NATURE OF INTEREST 

Covenant 

4. TERMS: Part 2 of this instrument consists of (select one only) 
(a) QFiled Standard Charge Terms D.F. No. (b) f/|Express Charge Terms Annexed as Part 2 
A selection of (a) includes any additional or modified terms referred to in Item 7 or in a schedule annexed to this instrument, 

5. TRANSFEROR(S): 

ALSTON PROPERTIES LTD. (INC. NO. BC0815589) 

6. TRANSFEREE(S): (including postal address(es) and postal code(s)) 

THE CORPORATION OF THE CITY OF VICTORIA 

#1 CENTENNIAL SQUARE 
VICTORIA 

V8W 1P6 
BRITISH COLUMBIA 
CANADA 

7. ADDITIONAL OR MODIFIED TERMS: 

N/A ) 
EXECUTION[S)rTlti"sinstrument creates, assigns, modifies, enlarges, discharges or governs the priority of the interest(s) described in Item 3 and 
the Transferor(s) and every other signatory agree to be bound by this instrument, and acknowledge(s) receipt of a true copy of the filed standard 
charge terms, if any. 

Officer Signature(^j) ) Execution I)ate 

Eric A. Kerr 

Barrister Solicitor 
#204 - 655 Tyee Road 
Victoria, BC V9A 6X5 

16 

M 

OS 

Transferor(s) Signature(s) 

ALSTON PROPERTIES LTD. 
by its authorize;!signatory:. 

Michael'Atston 

OFFICER CERTIFICATION: 
Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c. 124, to 
take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this 
instrument. 
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LAND TITLE ACT 
FORM D 
EXECUTIONS CONTINUED PAGE 2 of 63 PAGES 

Officer Signature(s) Execution Date 

16 

M D 
Transferor / Borrower / Party Signature(s) 

THE CORPORATION OF THE CITY 
OF VICTORIA by its authorized 
signatory(ies): 

Print Name: 

Print Name: 

Approved for content by oriBtnadno de«. 

APPROVED fortogaMy bysofcttor 
.. T'. 

OFFICER CERTIFICATION: 
Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124, 
to take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this 
instrument. 
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TERMS OF INSTRUMENT - PART 2 

THIS AGREEMENT is made with effect as of the 3rd day of October, 2016. 

BETWEEN: 

ALSTON PROPERTIES LTD. (INC.NO. BC0815589) 
Unit 5, 602 Barbon Street 
Victoria, B.C. 
V8Z 1C5 

(the "Owner") 

OF THE FIRST PART 

AND: 

THE CORPORATION OF THE CITY OF VICTORIA 
#1 Centennial Square 
Victoria, B.C. 
V8W 1P6 

(the "City") 

OF THE SECOND PART 

WHEREAS: 

A. The Owner is the registered owner in fee-simple of those lands and premises 
located within the City of Victoria, in the Province of British Columbia, with a civic 
address of 727 Johnston Street, Victoria, B.C. and legally described as: 

PID: 005-137-993 
Legal Description: Lot 33, Victoria City 

(the "Lands"); 

B. The Owner has applied to the City for an amendment to the City's Zoning 
Regulation Bylaw No. 80-159 (the "Zoning Bylaw") in relation to the Lands, and 
for a Development Permit to permit the development of a five (5) storey mixed-use 
building, including retail or other commercial uses on the ground floor and 
approximately thirty (30) residential units on the upper four (4) floors of the building. 

C. Section 219 of the Land Title Act provides that a covenant, whether of negative or 
positive nature, 
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(a) in respect of the use of land or the use of a building on or to be erected on 
land; 

(b) that land is to be built on in accordance with the covenant; 

(c) that land is not to be used, built on or subdivided; 

(d) that land or specified amenities be protected, preserved, conserved, 
maintained, enhanced, restored or kept in their natural or existing state; 

may be granted in favour of the City and may be registered as a charge against 
the title to that land. 

NOW THEREFORE THJS AGREEMENT WITNESSES that under Section 219 of the 
Land Title Act, and in consideration of the premises and the mutual covenants and 
agreements contained herein, and the sum of ONE ($1.00) DOLLAR of lawful money of 
Canada now paid to the Owner by the City (the receipt and sufficiency of which is hereby 
acknowledged), and for other good and valuable consideration, the parties covenant and 
agree each with the other as follows: 

1. The Owner covenants, promises and agrees that, notwithstanding the uses 
permitted from time to time by the City's Zoning Bylaw, the Lands shall not be used 
except in strict accordance with this Covenant. 

2. In this Agreement, "Design Drawings" means the Design Drawings prepared by 
Studio One Architecture Inc. on file with the City of Victoria and dated stamped 
April 7, 2016, a copy of which is attached hereto as Schedule "A". 

3. In this Agreement, "Heritage Conservation Plan" means the Conservation Plan 
prepared by Donald Luxton and Associates Inc. dated October 2015, a copy of 
which is attached hereto as Schedule "B". 

4. The Owner further covenants and agrees with the City that from and after the date 
of adoption of the bylaw amending the City's Zoning Bylaw in relation to the Lands, 
the Owner shall:. 

(a) not demolish any buildings on the Lands; 

(b) not design, site, construct or finish any building on the Lands except in 
strict accordance with the Design Drawings and, without limitation, the 
finish on the buildings on the Lands shall be in accordance with pages 
A2.0 and A2.1 of the Design Drawings; and 

(c) preserve, rehabilitate, restore and maintain the building which exists on 
the Lands on the date on which this instrument is registered in accordance 
with Heritage Conservation Plan. 
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5. The Owner and the City agree that the Director of Sustainable Planning and 
Community Development for the City (the "Director") may approve, in writing, 
minor non-substantive amendments to the Development Drawings attached as 
Schedule "A" which, in the opinion of the Director, do not significantly affect the 
integrity of the building design and landscaping design or the form and character 
of the development on the Lands. 

6. The Owner and the City agree that enforcement of this Agreement shall be entirely 
within the discretion of the City and that the execution and registration of this 
covenant against title to the Lands 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 
prevent or restrain the breach of any provision of this Agreement. 

7. The Owner shall indemnify and save harmless the City and each of its elected and 
appointed officials, officers, employees, agents and contractors, 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 onto the 
Lands, or otherwise, which the City 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) the use of the Lands contemplated under this Agreement; and 

(c) restrictions or requirements under this Agreement. 

8. The Owner hereby releases and forever discharges the City and each of its elected 
and appointed officials, officers, employees, agents and contractors, of and from 
any claims, causes of action, suits, demands, fines, penalties, costs or expenses 
or legal fees whatsoever which the Owner can or may have against the City for 
any loss or damage or injury, including economic loss, that the Owner may sustain 
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. 

9. At the Owner's expense, the Owner must do everything necessary to secure 
priority of registration and interest for this Agreement and the Section 219 
Covenant it creates over all registered and pending charges and encumbrances of 
a financial nature against the Lands. 

10. Nothing contained or implied herein will derogate from the obligations of the Owner 
under any other agreement with the City or prejudice or affect the City's rights, 
powers, duties or obligations in the exercise of its functions under any enactment 
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and the rights, powers, duties and obligations of the City under all public and 
private statutes, by-laws, orders and regulations, which may be as fully and 
effectively exercised in relation to the Lands as if this Agreement had not been 
executed and delivered by the Owner and the City. 

11. Where the City is required or permitted by this Agreement to form an opinion, 
exercise a discretion, express satisfaction, make a determination or give its 
consent, the Owner agrees that the City is under no public law duty of fairness or 
natural justice in that regard and agrees that the City may do any of those things 
in the same manner as if it were a private party and not a public body. 

12. Time is of the essence of this Agreement. 

13. The Owner covenants and agrees for itself, its heirs, executors, successors and 
assigns, that it will at all times perform and observe the requirements and 
restrictions set out in this Agreement and they shall be binding upon the Owner as 
personal covenants only during the period of its respective ownership of any 
interest in the Lands. 

14. This Agreement shall enure to the benefit of the City and shall be binding upon the 
parties hereto and their respective heirs, executors, successors and assigns. 

15. This Agreement is the entire agreement between the parties hereto regarding its 
subject. 

16. It is mutually understood, acknowledged and agreed by the parties hereto that the 
City has made no representations, covenants, warranties, guarantees, promises 
or agreements (oral or otherwise) with the Owner other than those contained in 
this Agreement. 

17. The waiver by a party of any breach of this Agreement or failure on the part of the 
other party to perform in accordance with any of the terms or conditions of this 
Agreement is not to be construed as a waiver of any future or continuing failure, 
whether similar or dissimilar, and no waiver shall be effective unless it is in writing 
signed by both parties. 

18. Wherever the singular, masculine and neuter are used throughout this Agreement, 
the same is to be construed as meaning the plural or the feminine or the body 
corporate or politic as the context so requires. 

19. No remedy under this Agreement is to be deemed exclusive but will, where 
possible, be cumulative with all other remedies at law or in equity. 

20. The restrictions and covenants herein contained shall be covenants running with 
the Lands, and shall continue to bind all of the Lands 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 first charge against the Lands. 
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21. The Owner agrees to execute all other documents and provide all other 
assurances necessary to give effect to the covenants contained in this Agreement. 

22. By executing and delivering this Agreement each of the parties intends to create 
both a contract and a deed executed and delivered under seal. 

23. If any part of this Agreement is found to be illegal or unenforceable, that part will 
be considered separate and severable and the remaining parts will not be affected 
thereby and will be enforceable to the fullest extent permitted by law. 

24. If the Owner consists of more than one person, each such person will be jointly 
and severally liable to perform the Owner's obligations under this Agreement 

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

The Owner and City acknowledge that this Agreement has been duly executed and 
delivered by the parties executing Forms C and D to which this Agreement is attached 
and forms a part hereof. 



Schedule A 

[SEE ATTACHED] 



®®@®®@[§® ®gra®MFD®[M I 727 JOHNSON STREET, VICTORIA, B.C. 
RE-ISSUED FOR DEVELOPMENT PERMIT & REZONING 

CONSULTANTS 
Aiciriedurat 
STUDIO ONE ARCHITECTURE INC 
240-388 V.esl fith Avenue 
Wncouver, BC V5Y3X2 

Tonus Woll 

Rentage 
DONALD LUXTDN & ASSOCIATES INC. 
1030 • 470 &an. .tie GJ.-eel 
Vancouver. BC V6C 1V5 
Donald Lirdcn 

DRAWING UST: 

AO.O COVER PAGE 

A0.1 PROJECT STATISTICS 

A0.5 SITE PLAN 

A1.1 PROPOSED & EXISTING GROUND FLOOR PLAN 

A1.2 PROPOSED & EXISTING 2nd & 3rd FLOOR PLANS 

A1.3 PROPOSED 4lh & 5th FLOOR PLANS 

A2.0 BUILDING ELEVATIONS 

A2.1 SIDE ELEVATIONS & MATERIALS 

A2.2 FRONT FACADE DETAILS 

A3.0 BUILDING SECTION A RENDERINGS 

240-389 teste::!Ave. 
.ant»i»«i,aC V5Y3X2 
Tel: 604-731-3068 
F«: 604- 734- 1121 

icr.-ay.jt 

Q)i 

April 7.2016 

H ANtiKC* 

P: 604731.3966 
F: 604.734.1121 P. 604.688.1216 



JOHNSON STREET 

0 PROPOSED SITE PLAN 

240-384 tWslodiAve. 
•ofaaorti. B C. Vir 3X2 
Tel: GM-73I-3PK 
fax 604 - 734-1121 

ic-Tii vV.A,..: 

d> 

D 

C WTO?/15 
B ICSUEDfCBbf&Hf/CK-|K 
A JX.Q2.tS ISSUi. •onK-ji'a/x 

no Tale: descnpiion. 
le.iwra 

pioject lille. 
727 JOHNSON STREET 
VICTORIA, BC 

diMiog Ltle: 
SITE PLAN 

pioieuna: 15001 N 
(JiaAnOy. ER 
ctected by: JIV 0TT 
date: ATI C7.2016 
scale: /ASIiOltO 

diaAing no.: 

Mfo u=A\^ >qk£J 



(A) (B) (jp 

F 

(A) (7) (c) (°) (p © © Q) Q 

mi 
mi 
mi 

project Uie. 
727 JOHNSON STREET 
VICTORIA, BC 

dicing liile. 
PROPOSED & EXISTING 
2nd & 3rd FLOOR PLANS 

project no. 1KB: 
diawnby. ER 
cdeUeo by: JW 
dale: AW. C?. 2016 
scale: ASIJOILO 

rj: 

m 



m 

m 

i 

igggg 

EXISTINt 
V_;.y scafcW-

EXISTING REAR Fl FVATION 

© (p (p $ 
7 s r ; '  •  

i .rm 1 
V y w-V 

FIR 
•mitaanEiatsTimi 

e EXISTING FRONT ELEVATION 

HERITAGE (19101 REAR ELEVATION 
. - J Kate. 1.J = '.'-7 

PROPOSED REAR ELEVATION IRESTORED TO HERITAGE) mFW^W 
Cp Cp (p (p (p 

•"0H GA-wc.au 

T^°r»T ^VT.^T'PH -

HERITAGE 119101 FRONT ELEVATION (JOHNSON STI seals 1/8" - t'-O 

KT.L'n C'JelWK L- U&H.uoL-iL 

ST\ PROPOSED FRONT ELEVATION (RESTORED TOHERfTAGE) 
\3y scale W » r-0" 

240 - 283 Wesl u!iw 
Vanc&sw, B C. V5Y 3X2 
Tel: 804 - 731 - 3?65 
fix 604 - 734 • 1121 

o o 
Z3 

o 
0 

1c 
s 03 

s 

D AUlllTS lKAAim;:L L-. 
C Afg-07/15 
8 IKV.Wlii ISaTEfORLHHEWfe 
A JJL02/13 IL-UGIUHFOTiAGcA.P. 

project lti«. 
727 JOHNSON STREET 
VICTORIA. BC 

diiAjig Lite. 
BUIIKNG ELEVATION 

drawn by: [H_ 
ctecF.cd ty. M 
dale. AfR.0T.2CIS 
scat:. AolSlUl 

Z^o® 



©-
ELEVATION: RFSTflRED FACADF RAY 
sale 1/r . I'-o-

• 

& WAIL SECTION: 

240 - 383 VV.y uiimve. 
.Sitt,.c,BC V5V3X2 
Tel- 604 - 731 - 3f$0 
fie W14-(34.1121 

<Di 
Cl 
OS 
.Qi 
"O 
3 

s 

C WKQfttf FX-rL.-JiJtUi'tEu'.'fC 

piojtd Hie: 
727 JOHNSON STREET 
VICTORIA, BC 

diawngtilie. 
FRONT FACADE DETAILS 

date: Aia.C7.23l6 



Schedule B 

[SEE ATTACHED] 



5? 

DONALD LUXTON 
ASSOCIATES 

DR GARESGHE STABLES & OFFICES CONSERVATION ^C\N 



1 DONALD LUXTON 
ASSOCIATES 

Front, north-facing fagade 

OR GARESCHiz STABLES & CP-CES CONSERVATION PL_AN 
• 



1 DONALD LUXTON 
ASSOCIATES 

2,0 HISTORIC CONTEXT 

*•  
Dr. Arthur John Garesche 
[City ol'Victoria Archives, Arthur J. Garesche fonds, 
CA CVIC PR 7] 

2.1 FIRST OWNER: DR. ARTHUR JOHN 
GARESCHE 

Arthur John Garesche (1860-1952) was born in 
Volcanoville, California on October 24, 1860 and 
came to Victoria in 1866 with his family. His father 
was Francis Garesche of the banking firm Garesche, 
Green and Company. He began his apprenticeship 
in dentistry in Portland, Oregon, in 1881 and later 
attended the University of Pennsylvania Dental 
College, graduating in 1887. He returned to Victoria 
in 1895 and opened a dental practice. On August 18, 
1902 he married Millicent Mary Trimen, who was 
born at Wroxall, Isle of Wight, England on August 
30, 1873. She was the daughter of architect Leonard 
Buttress Trimen and Susanna Mary Chailie, and lived 
in Exeter, Devonshire before immigrating to Canada 
in September 1892. On October 3, 1892 she arrived 
in Victoria, where her father had already set up his 
architectural practice. Dr. Garesche died in Victoria, 
on September 14, 1952, three months after closing 
his practice. At the time of his death, he was reputedly 
the longest-serving dentist in North America. 

2.2 ARCHITECT AND CONTRACTOR: 
GEORGE C. MESHER CO. 

George Charles Mesher (1860-1938) developed 
an excellent reputation as a contractor in Victoria. 
Although not formally trained in architecture, later in 
his career he designed a number of very prominent 
buildings. Born in Weybourne, Surrey, England, in 
1860, he was the oldest of eight children. His father, 
George Mesher, was born in Brompton, Co. Kent, 
England in 1831 and had earned his living in England 
as a builder and contractor, and his son had worked 
with him learning the trade. The widowed Mesher Sr. 
came to Victoria B.C. with his family in 1886 at the 
age of fifty-five. He created a new business operation 
called George Mesher & Co. with his son, and they 
offered services both as architects and builders on 
commercial and residential commissions. 

The Meshers were fortunate to arrive in Victoria when 
a building boom was underway. One factor in their 
success was the abundant energy of G.C. Mesher. 
His grandson recalled that he only "needed four 
hours sleep" and "he liked to get up early." Now 
established, the Mesher family built a large home at 
60 Second Street in 1888. The following year they 
bought three adjacent lots and built two more houses. 
Their' growing reputation soon led to some of the 
largest contracts of their career, and they were busy 
constructing mansions in the prestigious Rockland 
district as well as a number of downtown commercial 
blocks. Their biggest contract in the 1890s was a four-
storey office building, the Five Sisters Block, designed 
by Sorby & Wilson. This was followed by the contract 
to construct Maclure's Temple Building on lower Fort 
Street. 

Despite a busy work life, G.C. Mesher found time 
in 1892 to go to England and bring back a bride, 
Janet Elizabeth McDonald. The couple soon had 
two daughters, Theresa and Violet. A few years later 
George bought lots on South Turner Street in James 
Bay and built a large residence, a fine example of 
Queen Anne style, along with a similar house he 
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2.3 THOMAS PLIMLEY 

This building is also associated with pioneer auto 
dealer Thomas John Plimley (1871 -1929) who trained 
as a machinist in his hometown of Birmingham, 
England. He immigrated to Victoria in 1893, worked 
with Albion Iron Works, and then opened a bicycle 
shop called Plimley & Ritchie Limited. In 1905, he 
established one of the first automobile businesses in 
Western Canada. He was dedicated to bringing the 
newest transportation technologies to the people of 
Victoria, and in 1901 he sold the first car in the city, 
a tiller-steered Oldsmobile The firm sold a number 
of the famous early autos: Daimler, Hupmobile, and 
Overland. His wife Rhoda (nee Hanis, 1872-1927), 
born in Staffordshire, England, was the area's first 
femaledriver. In 1907,Thomas's brother, Allan, moved 
from England to join him. Plimley's Garage opened 
at this Johnson Street location in 1910. The business 
continued to expand, and in 1922 the company 
was incorporated 
as Thomas Plimley 
Limited. In 1927, 
Thomas Plimley 
built a new used 
car showroom at 
1010 Yates Street. 
Their son, Thomas 
Horace Plimley, 
took over the family 
business in 1929, 
and opened a British 
car dealership in 
Vancouver in 1936. 
From 1957 to 1986, 
Horace's son Basil 
was one of the few 
third generation 
executives of a B.C. 
business. 

V •( 
Uy i 

Clockwise from Top: Plimley Automobile Co. Ltd. Showroom, 606 Government Street, circa 1905 [British Columbia Archives A-03052]; 
Plimley Victoria Automobile Emblem [The Spanner: Dedicated to British Motoring in BC, Volume 21, August 20121; Plimley Advertisement 
[Victoria Daily Colonist, 1915]; Thomas Plimley [The Spanner: Dedicated to British Motoring in BC, Volume 21, August 2012] 
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3.0 STATEMENT OF SIGNIFICANCE 

DESCRIPTION OF THE HISTORIC PLACE 

The Garesche Stables & Offices is a three-storey, 
masonry commercial building, located midblock on 
the south side of Johnson Street between Douglas 
and Blanshard Streets, in downtown Victoria. It forms 
part of a grouping of older structures of similar scale 
that remain on part of this block. The front fagade is 
divided into four bays by concrete columns, with tall 
ground-floor storefront openings and banked upper 
floor windows. 

HERITAGE VALUE OF THE HISTORIC PLACE 

The heritage value of the Garesche Stables & Offices 
is summarized below in accordance with Victoria's 
Heritage Thematic Framework. 

THEME 2: GATEWAY ECONOMY 
Subtheme 2.2: Resource Base 

The Garesche Stables & Offices has been constantly 
adapted for new uses, and is valued for its continuous 
commercial use over time. Constructed during the 
height of the pre-World War One real estate boom, the 
Garesche Stables & Offices is valued as a reflection of 
the surge of development that characterized Victoria's 
expanding gateway economy. With its substantial 
size, masonry construction and simple detailing, it 
remains a prominent presence on the street. Built 
in 1910 as a purpose-built stable, it has been used 
continuously for commercial purposes, and is a 
significant contribution to the historic character 
of this block of Johnson Street. The scale of the 
building reflects the optimism and rapid growth of 
the Edwardian era, prior to the collapse of the local 
economy in 1913 and the outbreak of World War 
One in 1914. This building also demonstrated the 
transition in transportation that was occurring rapidly 
at the time, housing both a livery stable and the soon 
to be dominant automobile. 

THEME 5: CULTURAL EXCHANGE 
Subtheme 5.1: Architectural Expression / Edwardian 
Era Architecture 

Built to be overtly functional, the Garesche Stables 
& Offices is significant as one of the earliest local 
examples of use of reinforced concrete as a fagade 
material. The architect and contractor, English-born 
George Charles Mesher (1860-1938), developed 
an outstanding reputation as a contractor. In 1886, 
Mesher and his widowed father, George Mesher Sr., 
relocated to Victoria. Mesher Sr. had earned his living 
in England as a builder and contractor, and his son 
had worked with him learning the trade. The Meshers 
were fortunate to arrive in Victoria when the resource-
based economic boom was underway. When they set 
up shop in Victoria in 1887 they continued as partners 
in their contracting work. Although not formally 
trained in architecture, Mesher designed a number of 
prominent buildings in Victoria. He was also one of the 
pioneers of the use of reinforced concrete construction 
on the west coast. This evolving technology enabled 
broad spans of glazing at the ground floor and upper 
floor levels. With its tripartite articulation, interwoven 
horizontal and vertical bands of reinforced concrete 
and banked windows, the building also demonstrates 
the influence of the Chicago School on Victoria's 
Edwardian-era commercial buildings. 
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4,0 CONSERVATION GUIDELINES 

4.1 STANDARDS AND GUIDELINES 

The 1910 Garesche Stables and Offices is an 
important historic resource in downtown Victoria. 
The Parks Canada Standards and Guidelines for the 
Conservation of Historic Places in Canada (2010) 
is the source used to assess the appropriate level of 
conservation and intervention. Under the Guidelines, 
the work proposed for the Garesche Stables and 
Offices includes aspects of preservation, rehabilitation 
and restoration. 

Preservation: the action or process of protecting, 
maintaining, and/or stabilizing the existing 
materials, form, and integrity of a historic place 
or of an individual component, while protecting 
its heritage value. 

Restoration: the action or process of accurately 
revealing, recovering or representing the state of 
a historic place or of an individual component, 
as it appeared at a particular period in its history, 
while protecting its heritage value. 

Rehabilitation: the action or process of making 
possible a continuing or compatible contemporary 
use of a historic place or an individual component, 
through repair, alterations, and/or additions, 
while protecting its heritage value. 

Interventions to the Garesche Stables and Offices 
should be based upon the Standards outlined in the 
Standards and Guidelines, which are conservation 
principles of best practice. The following General 
Standards should be followed when carrying out any 
work to an historic property: 

STANDARDS 

Standards relating to all Conservation Projects 
1. Conserve the heritage value of a historic place. 

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

2. Conserve changes to a historic place, which over 
time, have become character-defining elements 
in their own right. 

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

4. Recognize each historic place as a physical 
record of its time, place and use. Do not create 
a false sense of historical development by adding 
elements from other historic places or other 
properties or by combining features of the same 
property that never coexisted. 

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

6. Protect and, if necessary, stabilize a historic place 
until any subsequent intervention is undertaken. 
Protect and preserve archaeological resources in 
place. Where there is potential for disturbance 
of archaeological resources, take mitigation 
measures to limit damage and loss of information. 

7. Evaluate the existing condition of character-
defining element to determine the appropriate 
intervention needed. Use the gentlest means 
possible for any intervention. Respect heritage 
value when undertaking an intervention. 

8. Maintain character-defining elements on an 
ongoing basis. Repair character-defining element 
by reinforcing the materials using recognized 
conservation methods. Replace in kind any 
extensively deteriorated or missing parts of 
character-defining elements, where there are 
surviving prototypes. 
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4.3 GENERAL CONSERVATION 
STRATEGY 

Proposed Redevelopment Scheme 
The proposed design for the Garesche Stables and 
Offices by Studio One Architecture Inc. includes: 
• The preservation of the historic structure in situ; 
• The restoration of the historic street fagade to it's 

1910 appearance; 
• The rehabilitation of the storefronts and interior 

space to house retail space on the ground floor 
and residential suites on the upper floors; 

• A recessed two-storey addition accommodating 
residential suites. 

The intent is presently to phase the project 
commencing with the restoration of the concrete of 
the historic 1910 street fagade; further conservation 
work will commence upon negotiation with the City. 

Proposed Guidelines for New Additions 
Due to the proposed two-storey addition above the 
top floor of the original Garesche Stables and Offices, 
all new visible construction will be considered a 
modern intervention on the site. 
The Standards and Guidelines 
list recommendations for new 
construction related to historic 
places.The proposed design scheme 
should follow Standards 11 and 12: 

Conserve the heritage value 
and character-defining 
elements when creating any 
new additions to a historic 
place and any related new 
construction. Make the new 
work physically and visually 
compatible with, subordinate 
to and distinguishable from the 
historic place. 
Create any new additions or 
related new construction so 
that the essential form and 
integrity of a historic place 
will not be impaired if the new 
work is removed in the future. 

New construction should be subordinate to the 
historic place. This is best understood to mean that the 
new construction must not detract from the historic 
place or impair its heritage value. Subordination is 
not a question of size; a small, ill-conceived addition 
to the site could adversely affect an historic place 
more than a large, well-designed addition. New 
construction should be visually compatible with, yet 
distinguishable from, the historic place. To accomplish 
this, an appropriate balance must be struck between 
mere imitation of the existing form and pointed 
contrast, thus complementing the historic place in a 
manner that respects its heritage value. 

Design for the new work may be contemporary or 
may reference design motifs from the historic place. 
In either case, it should be compatible in terms of 
mass, materials, relationship of solids to voids, and 
colour, yet be distinguishable from the historic place. 

PRlKSED BIT ElF.'ATOt (RES -DfEC T" HERIXt i 
[Studio One Architecture Inc.] 
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Given that Code compliance is such a significant 
factor in the conservation of heritage buildings, the 
most important consideration is to provide viable 
economic methods of achieving building upgrades. 
In addition to the equivalencies offered under the 
current Code, the City can also accept the report of 
a Building Code Engineer as to acceptable levels of 
code performance. 

4.5.2 ENERGY EFFICIENCY ACT 

The provincial Energy Efficiency Act (Energy 
Efficiency Standards Regulation) was amended in 
2009 to exempt buildings protected through heritage 
designation or listed on a community heritage 
register from compliance with the regulations. Energy 
Efficiency standardstherefore do not apply to windows, 
glazing products, door slabs or products installed in 
heritage buildings. This means that exemptions can 
be allowed to energy upgrading measures that would 
destroy heritage character-defining elements such as 
original windows and doors. 

These provisions do not preclude that heritage 
buildings must be made more energy efficient, 
but they do allow a more sensitive approach of 
alternate compliance to individual situations and a 
higher degree of retained integrity. Increased energy 
performance can be provided through non-intrusive 
methods of alternate compliance, such as improved 
insulation and mechanical systems. Please refer to 
the Standards and Guidelines for the Conservation 
of Historic Places in Canada (2010) for further detail 
about Energy Efficiency Considerations. 

4.5.3 HOME OWNER PROTECTION ACT 

Amendments to the Homeowner Protection Act 
Regulation made in 2010 allow for exemptions for 
heritage sites from the need to fully conform to the 
BC Building Code under certain conditions, thus 
removing some of the barriers to compliance that 
previously conflicted with heritage conservation 
standards and guidelines. The changes comprised 

(1) an amendment to the Homeowner Protection Act 
Regulation, BC Reg. 29/99 that allows a warranty 
provider, in the case of a commercial to residential 
conversion, to exclude components of the building 
that have heritage value from the requirement for a 
warranty, and 

(2) clarification of the definition of 'substantial 
reconstruction.' The latter clarification explains that 
75% of a home must be reconstructed for it to be 
considered a 'new home' under the Homeowner 
Protection Act, thus enabling single-family dwelling 
to multi-family and strata conversions without the Act 
coming into play. The definition of a heritage building 
is consistent with that under the Energy Efficiency Act. 

4.6 SITE PROTECTION 

It is the responsibility of the owner to ensure the 
heritage resource is protected from damage at all 
times. As the Garesche Stables and Offices are 
presently vacant, the structure should be secured 
against unauthorized access or damage through the 
use of appropriate security measures based on the 
following checklist: 

Moisture 
• Is the roof watertight? 
• Are openings protected? 

Ventilation 
• Have steps been taken to ensure proper 

ventilation of the building? 
• Have interior doors been left open for ventilation 

purposes? 
• Has the secured building been checked within 

the last 3 months for interior dampness or 
excessive humidity? 

Security 
• Are plans in place to monitor the building on a 

regular basis? 
• Are the keys to the building in a secure but 

accessible location? 
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5,0 CONDITION REVIEW & 
CONSERVATION RECOMMENDATIONS 

A review of the exterior of the Garesche Stables and 
Offices was carried out during a site visit in 2015. The 
recommendations for the preservation and restoration 
of the 1910 structure are based on the site review and 
archival documents that provide valuable information 
about the original 1910 appearance of the historic 
building designed by architect and contractor George 
C. Mesher Co. 

Later alterations to the storefronts were carried out in 
1962. An extensive alteration designed by architect 
L.O. Lund in 1967 inserted a retail arcade at the main 
floor, in addition to significant modifications of the 
front elevation windows and storefronts. 

The following chapter describes the existing materials, 
physical condition and recommended conservation 
strategy for the Garesche Stables and Offices based 
on Parks Canada's Standard and Guidelines for the 
Conservation of Historic Places in Canada (2010). 

5.1 SITE 

The Garesche Stables and Offices are located mid-
block on the south side of Johnson Street between 
Douglas and Blanshard Streets, in downtown 
Victoria. The historic structure is part of a grouping 
of older structures of similar scale and contributes to 
the streetscape of this block. Historically solely used 
for commercial purposes, the building is currently 
vacant. The proposed adaptive reuse is for a mixed-
use building consisting of retail space on the ground 
floor and residential suites on the upper floors. 

Conservation Recommendation: Preservation 
• The 1910 historic structure will be preserved in 

its original Johnson Street location. 
• The subject site will be rehabilitated as a 

commercial and residential building, as per 
Architect's drawings. 

5.2 FORM, SCALE AND MASSING 

The three-storey, masonry structure is built on 
the property line of the rectangular city block. 
The purpose-built 60 feet by 120 feet structure 
accommodated originally in the western half a stable 
with space for carriages on the ground floor, a ramp 
leading from the ground floor to the horse stables 
on the second floor, and a hayloft on the third floor. 
The eastern half was rented as stores. During later 
alterations for continuous commercial use, the heavy 
timber beams and columns were mostly retained and 
will be incorporated into the rehabilitated building. 

While the original form and massing of the Garesche 
Stables and Offices will be preserved, the proposed 
design considers a two-storey addition on top of the 
third storey of the original building. This addition will 
be set back from the heritage street facade in order 
to preserve the historic three-storey appearance 
and streetscape. The proposed intervention will 
be contemporary in nature but inspired by an 
appropriate historic aesthetic. Compatibility will be 
ensured through the use of appropriate materials. 
The intervention will be subordinate by stepping 
back as required, allowing the front of the building 
to be visible, and will not visually overwhelm the 
original structure. The new intervention will be 
distinguishable through the use of contemporary 
materials and detailing, and the form and massing of 
the new construction will be respectful of the original 
building. 

Conservation Recommendation: Preservation & 
Rehabilitation 
• The form, scale and massing of the original 

historic building will be retained. 
• The historic Johnson Street fagade will be 

maintained. 
• The modern addition should be sensitive to the 

scale and massing of the building, and should 
read as contemporary addition to the historic 
Garesche Stables and Offices while respecting 
the historic character of the 1910 structure. 
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5.4 EXTERIOR WALLS 

The 1910 Garesche Stables and Offices is one of the 
earliest local examples of use of reinforced concrete 
as a fagade material. Concrete was also used on the 
rear elevation, while the side walls are built with 
common red brick. 

Front Fagade (North Elevation) 
The original 1910 three-storey front fagade features 
a symmetrical design with four bays separated by 
17" wide reinforced concrete columns. The two 
easternmost bays, originally housing the garage, are 
slightly larger than the narrower bays built for the 
stable. Concrete spandrels are located below the 
second and third floor tripartite window assemblies. 
The 1910 architectural drawings illustrate decorative 
features of the front facade including capitals on the 
concrete columns above the ground floor, corbelling 
above the third floor windows, and a concrete 
cornice. 

During the 1960s, the front facade was significantly 
altered. New materials were added, e.g. tiles over 
stucco and arched window headers, while original 
features were removed including all fenestration. 
The later material should be carefully removed to 
investigate, if original elements such as corbelling 
on the third floor are still extant. Surviving original 
features are important character-defining elements of 
the building and should be preserved and restored. 
The later tiles and stucco should be removed and the 
historic concrete fagade restored. 

Rear Wall (South Elevation) 
According to archival drawings the south elevation 
was also built with 17" wide reinforced concrete 
column. The elevation featured very large window 
openings and two large double doors. The rear wall 
was redesigned in the past and consists presently of 
concrete blocks with projecting brick-clad columns. 
The design concept proposes the rehabilitation of 
the rear elevation. The ground floor at the rear will 
provide functional space for the new residential use 
with access from the lane.The second and third floors 
housing residential suites will have large window 
bands that are inspired by the original design. 

East and West Elevations 
The side walls are built with common red brick. While 
the neighbouring Maynard Court is three storeys 
high and covers the eastern side wall of the historic 
building, the westfacing brick wall is exposed from 
the second floor up due to the adjacent one-storey 
building. Half of the brick wall on the west wall is 
painted, and the other portion remained unpainted. 
It is currently proposed to retain and seismicaIly 
upgrade the side walls. The existing condition of 
the west wall should be further investigated. When 
viewed from the street, weathering and other damage 
to the brick wall was observed, e.g. spalling, water 
staining and organic growth. 

Arched window headers 

16 DR. GARESCHE STABLES & OFFICES CONSERVATION PLAN 



1 DONALD LUXTON 
ASSOCIATES 

Conservation Recommendation: Preservation & Rehabilitation 
General 
• Preserve the original concrete street fagade and 

rear and side elevations in situ. 
• All redundant metal inserts and services 

mounted on the exterior walls should be 
removed or reconfigured. 

• All structural and seismic upgrades should be 
carried out from the inside, in particular on 
the front fagade in order to preserve exterior 
character-defining elements. 

• Cleaning of historic masonry should be carefully 
done and without damage to the surface 
area. Test trials are required for review by the 
consultants. 

Concrete 
• Carefully remove stucco, tiles and other later 

materials with minimal damage to the historic 
concrete fagade underneath. 

• Preserve any original concrete elements, e.g. 
corbelling, that may still be extant. 

• Assess the condition of the concrete fagade and 
note any existing damage, e.g. cracks, missing 
material and detailing. 

• Analyze the concrete matrix and strength 
through material testing so that suitable repair 
patching material can be selected. 

• Restore missing architectural details based on 
surviving examples or archival documentation. 

• Restore the concrete front fagade to its historic 
1910 appearance and paint according to the 
colour schedule. 

Brickwork 
• Undertake complete condition survey of 

condition of the brick walls and note any 
damage and deterioration, e.g. spalling, missing 
bricks, unsound or missing mortar, organic 
growth, metal inserts, wholes in brickwork, paint 
etc. 
Retain sound exterior brickwork. Deteriorated 
exterior masonry that can be repaired. 
Cleaning, repair and repointing specifications to 
be reviewed by Heritage Consultant. 
All redundant metal inserts and services 
mounted on the exterior walls should be 
removed or reconfigured. 
Any holes in the brick should be filled or 
replaced to match existing. 
Overall cleaning of the brick on all elevations 
should be carried out. Do not use any abrasive 
methods that may damage the fireskin surfaces. 
Use a soft natural bristle brush and mild water 
rinse. Only approved chemical restoration 
cleaners may be used. Sandblasting or any other 
abrasive cleaning method of any kind is not 
permitted. 
Repoint all exposed brickwork by raking out 
loose mortar material to a uniform depth. 
Take care that the arrises of the brick are not 
damaged. Work should only be undertaken by 
skilled masons. Do not use power tools to cut 
or grind joints; hand-held grinders may be used 
for the initial raking of horizontal joints after 
test samples have been undertaken and only if 
approved by the Heritage Consultant. Repoint 
mortar joints with new mortar that matches 
existing in consistency, composition, strength, 
colour and pointing profile; note the finely 
tooled profile of the original mortar joints. 
Where brickwork is heavily damaged, carefully 
reconstruct the walls in a way that is both 
physically and aesthetically consistent. Retain 
salvaged brick from any demolished additions 
for re-use in repairs. 
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Top: Detail of Upper Floor Windows from Original Plan, 1910 [G.C. Mesher Co., Architects, City 
of Victoria Plans); Middle: Current windows; Bottom: Proposed [Studio One Architecture Inc.] 

5.5.2 WINDOWS 5.6 ROOF 

The historic building featured originally banked upper 
floor windows in tripartite configuration on the front 
and rear elevations. All original double-hung wooden 
sash windows were replaced with later aluminum 
units. During this process the tripartite window 
configuration on the front fagade was retained, while 
the rear elevation was entirely redesigned. 

As part of the rehabilitation work it is proposed to 
reinstate the original appearance of window banks of 
the upper front facade. The new 2-over-2 double-hung 
wooden sash windows with clear double-glazing are 
based on an early archival photograph of the building. 
On the rear elevation the new window configuration 
may follow by the original design consisting of 2-over-
2 double-hung windows. 

The roof is flat, and originally featured brick side 
wall chimneys that ran along both the west and east 
elevations. The proposed two-storey addition will 
require the removal of the existing roof structure. The 
addition will be recessed and creates a roof patio on 
Level 4. 

Conservation Recommendation: Rehabilitation 
• Rehabilitate the roof structure to allow for a 

recessed two-storey addition above the original 
roof line. 

• For proposed guidelines for new additions refer 
to Section 4.3 

Conservation 
Recommendation: 
Rehabilitation 
• Remove all later 

windows from the upper 
floors of the front and 
rear elevations. 

• Manufacture new 
windows that match the 
original configuration 
as shown in historic 
photos. The front fagade 
windows should be 
2-over-2 double-hung, 
wooden sash windows 
with clear double-
glazing and true-divided 
glass. 

• The rehabilitation of the 
rear elevation windows 
may consider wood or 
metal units in double-
hung configuration. 

• Provide shop drawings 
for review by the 
Heritage Consultant. 
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6.0 MAINTENANCE PM\N 

A Maintenance Plan should be adopted by the 
property owner, who is responsible for the long-term 
protection of the heritage features of the historic 
building. The Maintenance Plan should include 
provisions for: 

• Copies of the Maintenance Plan and 
Conservation Plan to be incorporated into the 
terms of reference for the management and 
maintenance contract for the building; 

• Cyclical maintenance procedures to be adopted 
as outlined below; 

• Record drawings and photos of the building 
to be kept by the management / maintenance 
contractor; and 

• Records of all maintenance procedures to be 
kept by the owner. 

A thorough Maintenance Plan will ensure that the 
integrity of the historic fabric is preserved. If existing 
materials are regularly maintained and deterioration 
is significantly reduced or prevented, the integrity 
of materials and workmanship of the building will 
be protected. Proper maintenance is the most cost 
effective method of extending the life of a building, 
and preserving its character-defining elements. The 
survival of historic buildings in good condition is 
primarily due to regular upkeep and the preservation 
of historic materials. 

6.1 MAINTENANCE GUIDELINES 

A maintenance schedule should be formulated that 
adheres to the Standards and Guidelines for the 
Conservation of Historic Places in Canada (2010). As 
defined by the Standards and Guidelines, maintenance 
is defined as: 

Routine, cyclical, non-destructive actions necessary 
to slow the deterioration of a historic place. It entails 
periodic inspection; routine, cyclical, non-destructive 
cleaning; minor repair and refinishing operations; 
replacement of damaged or deteriorated materials 
that are impractical to save. 

The assumption that newly renovated buildings 
become immune to deterioration and require less 
maintenance is a falsehood. Rather, newly renovated 
buildings require heightened vigilance to spot 
errors in construction where previous problems had 
not occurred, and where deterioration may gain a 
foothold. 

Routine maintenance keeps water out of the building, 
which is the single most damaging element to a 
heritage building. Maintenance also prevents damage 
by sun, wind, snow, frost and all weather; prevents 
damage by insects and vermin; and aids in protecting 
all parts of the building against deterioration. The effort 
and expense expended on an aggressive maintenance 
will not only lead to a higher degree of preservation, 
but also over time potentially save large amount of 
money otherwise required for later repairs. 

6.2 PERMITTING 

Once the project is completed, any repair activities, 
such as simple in-kind repair of materials, should 
be exempt from requiring municipal permits. Other, 
more intensive activities will require the issuance of a 
Heritage Alteration Permit. 

6.3 ROUTINE CYCLICAL AND NON
DESTRUCTIVE CLEANING 

Following the Standards and Guidelines for the 
Conservation of Historic Places in Canada, be 
mindful of the principle that recommends "using the 
gentlest means possible." Any cleaning procedures 
should be undertaken on a routine basis and should 
use non-destructive methods. Exterior elements are 
usually easily cleaned, simply with a soft, natural 
bristle brush, without water, to remove dirt and other 
material. If a more intensive cleaning is required, this 
can be accomplished with warm water, mild detergent 
and a soft bristle brush. High-pressure washing, 
sandblasting or other abrasive cleaning should not be 
undertaken under any circumstances. 
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log to keep track of past and plan future activities. All 
items noted on the maintenance log should indicate 
the date, problem, type of repair, location and all 
other observations and information pertaining to 
each specific maintenance activity. Each log should 
include the full list of recommended maintenance 
and inspection areas noted in this Maintenance Plan, 
to ensure a record of all activities is maintained. A full 
record of these activities will help in planning future 
repairs and provide valuable building information 
for all parties involved in the overall maintenance 
and operation of the building, and will provide 
essential information for long term programming and 
determining of future budgets. It will also serve as a 
reminded to amend the maintenance and inspection 
activities should new issues be discovered or previous 
recommendations prove inaccurate. The log book will 
also indicate unexpectedly repeated repairs, which 
may help in solving more serious problems that may 
arise in the historic building. The log book is a living 
document that will require constant adding to, and 
should be kept in the information file along with other 
documentation noted in section 6.6 Information File. 

6.7 EXTERIOR MAINTENANCE 

Water, in all its forms and sources (rain, snow, frost, 
rising ground water, leaking pipes, back-splash, 
etc.) is the single most damaging element to historic 
buildings. The most common place for water to enter 
a building is through the roof. Keeping roofs repaired 
or renewed is the most cost-effective maintenance 
option. Evidence of a small interior leak should be 
viewed as a warning for a much larger and worrisome 
water damage problem elsewhere and should be 
fixed immediately. 

6.7.1 INSPECTION CHECKLIST 

The following checklist considers a wide range of 
potential problems specific to the project, such as 
water/moisture penetration, material deterioration 
and structural deterioration. 

EXTERIOR INSPECTION 

Site Inspection: 
Is the lot well drained? Is there pooling of water? 
Does water drain away from foundation? 

Foundation: 
Moisture: Is rising damp present? 
Is there back splashing from ground to structure? 
Is any moisture problem general or local? 
Is uneven foundation settlement evident? 

Wood Elements: 
Are there moisture problems present? 
Is there insect or fungal attack present? Where and 
probable source? 
Are there any other forms of biological attack? 
(Moss, birds, etc.) Where and probable source? 
Is any wood surface damaged from UV radiation? 
(bleached surface, loose surface fibres) 
Is any wood warped, cupped or twisted? 
Is any wood split? Are there loose knots? 
Is there any staining of wood elements? Source? 

Condition of Exterior Painted Materials: 
Paint shows: blistering, sagging or wrinkling, 
alligatoring, peeling. Cause? 
Paint has the following stains: rust, bleeding knots, 
mildew, etc. Cause? 
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7.0 RESEARCH SUMMARY 

Name: Garesche Stables & Offices 
Address: 727 Johnson Street 
First Owner: Dr. Arthur John Garesche 
Architect: George C. Mesher Co. 
Contractor: George C. Mesher Co. 
Date of Construction: 1910 

CITY OF VICTORIA BUILDING PERMIT 
• #1510; February 12, 1910; Dr. Garesche, Johnson Street; Lot 33, Block 3; Stable, 3-storey brick; 

$15,000. 

BUILDING PLANS [CITY OF VICTORIA] 
• Dr. Garesche Stables &, Johnson Street, G.C. Mesher Co., Architects, 1910. 

PLUMBING PLANS [CITY OF VICTORIA] 
• #3920: Building Belonging to Dr. Garesche, Filed June 14, 1910. 

PUBLISHED SOURCES 
• Contract Record, vol. 24, no. 4. January 26, 1910: A three storey brick building for stores and offices on 

land 60 by 120 feet is contemplated on Johnson Street, adjoining the warehouse of the Brady-Houston 
Pickling Company. Estimated cost, $12,000. Owner, Dr. A.J. Garesche. 

PUBLICATIONS 
• Luxton, Donald. Building the West: The Early Architects of British Columbia. Vancouver: Talonbooks, 2nd 

ed., 2007. 

BC VITAL EVENTS 
• Groom Name: Garesche, A J; Bride Name: Trimen, Mellissent [sic] Mary; August 18, 1902; Event Place: 

Victoria; Registration Number: 1902-09-010996; Event Type: Marriage. 
• Garesche, Arthur John Francis; Gender: Male; Age: 91; Date: September 14, 1952; Event Place: Victoria; 

Registration Number: 1952-09-008994; Event Type: Death. 
• Garesche, Millicent Mary; Gender: Female; Age: 103; Date: February 26, 1977; Event Place: Victoria; 

Registration Number: 1977-09-003620; Event Type: Death. 
• Plimley, Thomas John; Gender: Male; Age: 58; Date: December 18, 1929; Event Place: Victoria; 

Registration Number: 1929-09-414972; Event Type: Death. 
• Plimley, Thomas Horace Gender: Male; Age: 89; Date: March 21, 1985; Event Place: Victoria; 

Registration Number: 1985-09-005506; Event Type: Death. 
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APPENDIX A: HISTORIC DRAWINGS 

Original Appearance, Front Elevation, 1910 [G.C. Mesher Co., Architects, City of Victoria Plans] 
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Typical Cross Section, 1968 [L.O. Lund, Architect, City of Victoria Plans] 
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rn.n one 240 - 388 W 8th Ave. Vancouver. B.C. CANADA V5Y 3X2 Tel 804.731.3966 Fax. 604.734.1t2! 
architecture inc 

October 06, 2016 

Sustainable Planning and Community Development, 
City of Victoria 
1 Centennial Square 
Victoria, B.C. 

OCT 0 6 2016 

Ptoc«iyccl 
City ot Viclofi* 

Attention: Mr. Mike Wilson, Area Planner Winning * Dfvdoprwm D*paiKr»nt 
Development Services Division 

Dear Mike: 

RE: 727 Johnson Street 
Rezoning Application #00502 
Development Permit #000453 

In response to the latest comments from the city staff, we have made the appropriate changes to 
accommodate the city's concerns. 

The additional floors are now recessed and not visible from across the street. The materials of the 
addition have been changed from the previously proposed metal cladding to a concrete panel to 
be more palatable with the heritage concrete fagade. 

We have sent you the updated drawings documenting these changes dated August 12th, 2016 
(stamped August 18th) 

Regards, 
Studio One Architecture Inc. 

Jim Wong 
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