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Heritage Advisory Panel Report 
For the Meeting of February 11, 2025 
 
 

To: Heritage Advisory Panel Date: February 11, 2025 

From: Kristal Stevenot, Senior Heritage Planner 

Subject: Heritage Alteration Permit with Variance(s) Application No. 00037 for 1306-1330 
Broad Street / 615-625 Johnson Street / Parts of 622 and 630 Yates Street (Duck’s 
Block) 

 
 
EXECUTIVE SUMMARY 
 
The Heritage Advisory Panel (HAPl) is requested to review a Heritage Alteration Permit Application 
with Variances for 1306-1330 Broad Street / 615-625 Johnson Street / Parts of 622 and 630 Yates 
Street (Duck’s Block) and provide advice to Council. 
 
This application proposes an eight storey, 167 guestroom hotel addition, while retaining and 
restoring historic facades of the Duck’s block buildings. The new application proposes adding an 
additional two storeys containing 32 guest rooms to their original application made in 2019, which 
was approved for a 135 room six storey hotel. Since the initial application’s approval, the building 
has been deconstructed to only retain the facades originally approved for retention, which are 
currently braced and exposed to the elements. 
 
Many city policies regarding heritage conservation, and balancing development are met with this 
proposal, however where it strays is in its proposal for eight storeys, as the Old Town Design 
Guidelines limit new buildings to five storeys. 
 
Staff are looking for commentary from the Heritage Advisory Panel with regard to: 

• height and massing 
• step backs at upper storeys 
• window fenestration shape, pattern, and finish 
• materiality 
• any other commentary, feedback or recommendations the Heritage Advisory Panel chooses 

to make. 
 
The Options section of this report provides guidance on possible recommendations the Panel may 
make, or use as a basis to modify, in providing advice on this application. 
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BACKGROUND 
 

Applicant: Mr. Byron Chard, Chard Development  
Architect: Mark Thompson and Aaron Petruic, MCMP Architects 

 
Development Permit Area: Development Permit Area 1 (Heritage Core) 
Heritage Status: Designated 

 
Description of Proposal 
 
The Duck’s Building is a large-scale Romanesque Revival style heritage-designated building in 
Development Permit Area 1 (Heritage Conservation): Core Historic designed by architect William 
Whiteway and constructed in 1892.  The Duck’s Building is named after its original owner Simeon 
Duck, a colonial businessman, MLA and eventually the Minister of Finance for British Columbia.  The 
Duck’s Building was an office building with tenants including a hotel and the Knights of Pythias 
organization.  It was adjacent to the Duck’s Carriage Factory at the corner of Broad Street, which 
Duck commissioned in 1874.  Character-defining elements of the Duck’s Building, as identified in 
the Statement of Significance, include: 

• location, setback, and continuous commercial and retail use 
• commercial form, scale and massing, as expressed in its three-storey cubic massing, 

symmetrical rectangular plan and flat roof 
• design elements of the Romanesque Revival style 
• masonry construction 
• symmetrical fenestrations 
• contiguous relationship of its rear wall with the 1874 rubble stone wall of the Duck’s Carriage 

Factory to the north 
• the architectural solidity of the structure seen in such elements as the rusticated masonry 

piers at street level, and the stone lintels 
• bold Victorian detailing, such as arched windows on the uppermost storey, the corbelled 

cornice detailing, and the small triangular pediment above the cornice 
• the mixed use of this building for a variety of commercial enterprises 
• intact original storefront elements such as cast-iron columns. 

 
The Duck’s Carriage Factory Building at 615-625 Johnson Street was originally constructed in 1874 
as a two-storey building for Simeon Duck’s carriage and wagon making business.  For more details 
on its history please see the attached Statement of Significance. The carriage factory building faced 
Johnson Street and the alley to the west became known as Duck’s Alley.  The building has been 
subject to numerous alterations over the years.  As the only unaltered portion of the building, the 
rubble stone wall at the back of the building is its most significant heritage feature, and has been 
included in the Façade retention plan. 
 
Relevant History 
 
In June 2019 applications for a Rezoning, Heritage Alteration Permit with Variances and Heritage 
Designation applications were submitted to rehabilitate the Duck’s Block and build a 135-unit hotel 
with commercial spaces at the ground level. Prior to Council approval, the application was 
presented to the Heritage Advisory Panel, who recommended to Council at their August 13th, 2019, 
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meeting that the Heritage Alteration Permit with Variances be approved with consideration given to 
the following: 
 

• The Panel supports the general design and direction of the proposal but would be open to 
some design development to incorporate more contemporary and assertive architectural 
expression. 

 
The applicant made design revisions and in September 2021, the Rezoning, Heritage Alteration 
Permit with Variances and Heritage Designation applications were approved by Council, with the 
final adoption of the associated bylaws. Construction began in October 2023, with demolition, and 
the deconstruction of the buildings, as well as structurally restraining the façades. This works has 
been put on hold, with the retained historic facades exposed to the elements as we review this new 
application.  
 
Changes to the approved plans: 
 
The previous proposal that was approved in 2021, was to retain selected exterior walls of the Duck’s 
building and the rubble wall from the Duck’s Carriage Factory and to rehabilitate the property, by 
adding a six-storey building addition flanking both sides of the Duck’s Building, and a six-storey 
addition behind the façade of the Duck’s building, with the sixth floor stepped back from the street 
facing elevations on the entire development.  
 
This new proposal includes the following major design components that differ from the 2021 
approved submission: 

• to add two additional levels to the new development, making the development up to 8 storeys 
(26.25 metres), going from 135 to 167 hotel rooms 

• change the materiality of the facades of the new development 
• change some of the fenestration of the new development. 

 
The following data table compares the proposal with the existing Site-Specific Zone, and the Old 
Town District.  An asterisk is used to identify where the proposal is less stringent than the existing 
Zone.  Additionally, the key City policy that pertains to the area has been included in this table. 
 

Zoning Criteria Proposal Previously 
Approved Proposal 

Zone Standard 

Site area (m2) - minimum 1,889.00 1,889.00 n/a 

Density (Floor Space Ratio) - maximum 4.86:1* 4.37:1 3.00:1 
3.98:1 – site specific 

Total floor area (m2) - maximum 9,177.00 8,252  

Height (m) - maximum 26.25* 18.81 15.00 

Storeys - maximum 8* 6 5 (OCP/ OTDG) 

Site coverage (%) - maximum 87 87 n/a 
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Open site space (%) - minimum 10 13 n/a 

Setbacks - minimum    

Front (Broad Street) 0 0 0 

Rear (W) 0 0 0 

Side (S) 0 0 0 

Side (N) 0 0 0 

 
Sustainability Features 
 
Retention and rehabilitation of the Duck’s Building and the Duck’s Carriage Factory rubble wall 
contributes to the reduction of construction waste and the conservation of energy embodied by its 
original materials. 
 
Consistency with Policies and Design Guidelines 
 
Official Community Plan 
 
The Official Community Plan (OCP) envisions buildings in the “Core Historic” designation up to five 
storeys with a density/floor space ratio (FSR) of 3:1. While the applicant is proposing an eight-storey 
building at a density of 4.86:1, policy 8.52 of the Placemaking chapter in the OCP states that density 
increases can be considered in exchange for conservation enhancements to heritage properties.  
Old Town also includes multiple buildings new and old that are six storeys tall or more.  Examples 
include the Best Western Hotel (six storeys with one storey partial rooftop addition) directly across 
the street from the site, the Central Building on Government Street, and the Yarrow building at Broad 
Street (both sixth storeys), and the Belmont Building (eight storeys) at Government Street and 
Humboldt Street. There is also the Magnolia Hotel, which is a new building, at seven storeys, across 
from the Belmont building. 
 
The proposal is consistent with the built form and place-character features envisioned for the Core 
Historic designation.  The development is set close to the sidewalk with high site coverage, 
continuous commercial uses at grade, and wide sidewalks.  Its design deliberately emulates historic 
buildings downtown, making it compatible with the character of the Old Town.  It is consistent with 
other Placemaking policies that encourage the conservation of heritage property and new buildings 
that have a human scale and enhance local area distinctiveness. 
 
Development Permit Area 1 (HC): Core Historic 
 
The subject property is located within Development Permit Area 1 (Heritage Conservation): Core 
Historic.  The proposed development is consistent with the following objectives of the Heritage 
Conservation Area: 

4. (a) To conserve and enhance the heritage value, special character and significant 
historic buildings, features and characteristics of this area. 
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4. (b) To revitalize an area of commercial use through infill, building additions and heritage 
conservation including exterior alterations and interior improvements that could 
alter the exterior of the building. 

4. (c) To enhance the area through infill, building additions and open spaces with a high 
quality of architecture, landscape and urban design that responds to its historic 
setting through sensitive and innovative interventions. 

 
The proposal is consistent with these objectives because it would continue to preserve and 
rehabilitate the most significant features of the Duck’s Buildings to ensure their long-term protection 
and while contributing to the streetscape of Victoria’s Old Town district.  The proposal also retains 
and celebrates a feature rubble stone wall within the rear lane exiting onto Johnson Street and 
defined by a public walkway. 
 
The guidelines to be considered in assessing the proposal are the Downtown Core Area Plan; the Old 
Town Design Guidelines and the Standards and Guidelines for the Conservation of Historic Places in 
Canada. 
 
Downtown Core Area Plan 
 
The subject property is within the “Historic Commercial District” of the Downtown Core Area Plan 
(DCAP, 2011).  The DCAP provides more specific direction regarding built form and design of the 
public realm.  At a high level, some key policies that relate to this site are: 

• retain and protect heritage property as a benefit to the public 
• balance development and heritage conservation through sensitive infill and property 

additions 
• integrate heritage conservation and urban design in public history initiatives 
• balance new development and heritage conservation 
• conserve heritage values and its character-defining elements 
• support new development that conserves and enhances the form, character and features of 

heritage property and areas 
• encourage owners of heritage properties to upgrade the seismic conditions of buildings and 

structures 
• provide incentives for heritage conservation, such as tax incentives, parking variances and 

other zoning variances 
• provide zoning that accommodates a diverse range of active commercial uses and multi-

residential development.  
 
The new application is still consistent with the objectives of the Old Town District.  The proposal will 
increase the number of active commercial uses on Broad Street while rehabilitating and seismically 
upgrading the Duck’s Building.  The proposal respects the character of the district with durable, 
textured materials, traditional storefront rhythm, punched windows, and upper storey setbacks. 
 
Old Town Design Guidelines (2006) 
 
The new development is generally consistent with the Old Town Design Guidelines.  The design is 
made up of three distinct parts: 
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• the eight-storey northern infill portion at the corner of Government Street and Broad Street 
• the rehabilitated Duck’s Building and stepped three-storey rooftop addition 
• the seven-storey southern infill portion adjacent to the Legacy Gallery. 

 
The infill portions of the hotel framing the Duck’s Building each have a three-part composition 
consisting of a base, middle and top (guideline 5.3.1), which is a character-defining element of the 
Old Commercial District Sub-Area of Old Town.  By aligning the parapets of the buildings (5.3.5), 
dividing the façade into a rhythm of vertical structural bays (5.23, 5.24) and maintaining similar 
window proportions and detailing (5.3.9), the southern and northern part of the development 
respectfully emulates the proportions and composition of the adjacent Duck’s Building (5.1.2).  Its 
height is modulated through a setback and material change at the sixth to eighth storeys (guideline 
5.1.7). The use of a contrasting-coloured brick as the dominant material complies with section 5.5 
of the guidelines, which states that high quality, textured and durable materials should be used for 
new buildings in Old Town.  The corner of the building is highlighted with a chamfer which meets 
guidelines, 5.3.8.  
 
However, there are some aspects of the proposal that may benefit from further refinement to align 
with the design guidelines. These are discussed in the Issues and Analysis section of this report. 
 
Standards and Guidelines for the Conservation of Historic Places in Canada 
 
The following are the relevant sections of the Standards and Guidelines for the Conservation of 
Historic Places in Canada: 
 

General Standards for Preservation, Rehabilitation and Restoration 
 

10. Repair rather than replace character-defining elements.  Where character-defining 
elements are too severely deteriorated to repair, and where sufficient physical evidence 
exists, replace them with new elements that match the forms, materials and detailing of 
sound versions of the same elements. Where there is insufficient physical evidence, 
make the form, material and detailing of the new elements compatible with the character 
of the historic place. 

 
11. Conserve the heritage value and character-defining elements when creating any new 

additions to an historic place or any related new construction.  Make the new work 
physically and visually compatible with, subordinate to and distinguishable from the 
historic place. 

 
12. Create any new additions or related new construction so that the essential form and 

integrity of an historic place will not be impaired if the new work is removed in the future. 
 
The rooftop addition to the Duck’s Building is compatible with, distinguishable from and subordinate 
to the historic building.  It is set back from the Duck’s façade, at the sixth storey and then again at 
the seventh and eighth storeys. The lighter palette of terra cotta tiles aims to complement the brick 
façade of the Duck’s building while receding back. The window shadow boxes surrounded with terra 
cotta tiles also emulate the punched windows of the historic buildings in the area. 
 
The conservation aspect of the proposal is unchanged from the initial report: 
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The Duck’s Block development proposes to conserve the Duck’s Building’s most significant 
and publicly visible character-defining elements, including its form, scale and massing and 
the relationship of the rear wall with the 1874 stone wall of the Duck’s Carriage Factory. The 
development proposes to rehabilitate and enhance the façade’s Romanesque Revival design 
elements, front and rear masonry façades and original fenestration. 

 
Although the Duck’s Building sidewalls are not completely retained, they were designed as 
blank party walls with the expectation that adjacent buildings would eventually obscure them 
from a public view.  On the interior, the masonry sidewalls of the building would have been 
covered with an interior wall finish rather than decoratively exposed.  In staff’s opinion, there 
is little net impact to the public’s perception of the intactness or wholeness of the building 
resulting from the sidewalls being removed. 

 
The old Duck’s Carriage Factory at the corner of Johnson Street and Broad Street has been 
significantly altered and in staff’s opinion does not retain sufficient heritage character to 
justify conservation. The original second-storey bay windows were removed, the brickwork 
was covered in stucco and the original storefront assemblies replaced.  The building’s 
proportions were altered by dividing the second storey into two.  The interventions needed to 
restore the building to its original appearance would amount to a reconstruction based on 
the incomplete information in partial historic photographs of the building.  A small one-storey 
structure in the original Duck’s Alley is proposed to be removed to expose the 1874 rubble 
wall of the Duck’s Carriage Factory.  The rubble wall would become a major feature of Duck’s 
Alley and Johnson Street and would become visible to the public for the first time in decades. 

 
The rear elevation of the Duck’s Building and the rubble stone wall would retain their current 
pattern of openings and original windows with minimal intervention.  The applicant is 
proposing three new openings in the ground floor of the Duck’s Building rear elevation for 
servicing access. 

 
Regulatory Considerations 
 
The variance that has the most impact on the design and is relevant for further discussion is the 
addition of storeys therefore affecting the height.  
 
ISSUES AND ANALYSIS  
 
The following section(s) identify and provide a brief analysis of the areas where the Panel is 
requested to provide commentary.  The Panel’s commentary on any other aspects of the proposal is 
also welcome. 
 
Since the project is already underway, demolition completed, with the heritage facades retained, 
Staff will not be asking the Panel for their feedback on this aspect of the design, but to focus their 
commentary on the differences of the two applications, such as the following topics: 
 
Height and Massing 
The original proposal met the intent of the Old Town Design Guidelines in that it maintained a 
contextual street wall, with the upper sixth level being stepped back, and unseen from many vantage 
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points. Now with the addition of two storeys, the new building addition goes beyond what is 
envisioned for Old Town and will be seen from various locations. The façade height of the new 
building exceeds the façade height of directly adjacent lower-scale heritage buildings such as the 
Legacy Gallery, by more than three storeys. The design guidelines (5.1.5) discourage this type of 
drastic change in scale along the street  
 
There were also discussions around simplifying the massing of the addition to lessen its impact, and 
to better meet the intent of Standard 11. Staff request that the Panel comment on the additional 
height and massing of the addition, its impact on the historic streets, and any strategies to minimize 
the scale of the addition if necessary. 
 
Step Backs at Upper Storeys 
In order to minimize the affects of the height, the applicant has stepped back the upper storeys. This 
is most evident along Broad Street, but also at all elevations. Staff have also encouraged a better 
transition of the 5 storeys above the two-storey Legacy Gallery, by stepping back the south and 
southeast side of the building. The Panel is asked to comment on this strategy for mitigating the 
impact of height and massing and any additional measures, such as additional step backs, to 
mitigate the effects of increased height.  
 
Window Fenestration (shape, pattern, and finish) 
Part of the simplification discussion was regarding windows, and reducing the window types, and 
reducing curtain wall as much as possible especially now that the addition can be seen from the 
pedestrian experience. The punched window in the vertical format with a rhythm that complements 
the historic fabric has been presented in this design submission. The Panel’s commentary on its 
success or need for further revision is requested. 
 
Materiality 
Lastly, since the addition is more visible from the street, and to better meet the design guidelines for 
Old Town, high quality materials were insisted upon, and the applicant has removed all of the 
cement board panels used to differentiate the new from the old. Instead, a lighter palette of terra 
cotta tile has been introduced which will complement the brick masonry and rubble stone wall but 
be subdued in colour to hopefully diminish the massing of the new building and allow the historic 
building to stand out. 
 
Staff welcome any other commentary, feedback or recommendations the Heritage Advisory Panel 
chooses to make. 
 
OPTIONS 
 
The following are three potential options that the Panel may consider using or modifying in 
formulating a recommendation to Council: 
 
Option One 
 
That the Heritage Advisory Panel recommends to Council that Heritage Alteration Permit with 
Variances No.00037 for 1306-1330 Broad Street / 615-625 Johnson Street / Parts of 622 and 630 
Yates Street be approved as presented. 
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Option Two 
 
That the Heritage Advisory Panel recommend to Council that Heritage Alteration Permit with 
Variances application No.00037 for 1306-1330 Broad Street / 615-625 Johnson Street / Parts of 622 
and 630 Yates Street be approved with the following changes: 

• as listed by the Panel. 
 
Option Three 
 
That the Heritage Advisory Panel recommend to Council that Heritage Alteration Permit with 
Variances application No.00037 for 1306-1330 Broad Street / 615-625 Johnson Street / Parts of 622 
and 630 Yates Street does not sufficiently meet the applicable design guidelines and polices and 
should be declined (and that the key areas that should be revised include): 

• as listed by the Panel, if there is further advice they would like to provide on how the 
Application could be improved. 

 
ATTACHMENTS 
 

• Subject Map 
• Aerial Map 
• Plans date stamped February 4, 2025 
• Applicants’ letter dated January 27, 2025 
• Statement of Significance 

 
cc: Byron Chard and Anthony Quin, Chard Developments 
    Mark Thompson and Aaron Petruic, MCMP Architects 
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v|p vk�́|sj́ �mp±�kosu{
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ìldac±
fhigb
e�¢
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Sincerely, 

 

CHARD DEVELOPMENT LTD.  
 

 
 

 

 
Byron Chard 

President & CEO 

 

 
CC:  Karen Hoese, Director of Sustainable Planning & Community Development, City of Victoria 

Miko Betanzo, Senior Planner, Sustainable Planning & Community Development, City of Victoria  

Mark Thompson, Partner, MCMP Architects 

Aaron Petruic, Senior Associate, MCMP Architects 

Anthony Quin, Director of Development, Chard Development Ltd.

Shelby Lloydsmith
Byron
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DUCK’S BUILDING: 1324 BROAD STREET, VICTORIA, BC
CONSERVATION PLAN  | MARCH 2023 (REVISED)  |  DONALD LUXTON & ASSOCIATES

3.0 STATEMENT OF SIGNIFICANCE

THE DUCK’S BUILDING 
1324 BROAD STREET, VICTORIA, BC

Description of the Historic Place
The Duck’s Building is a three-storey Victorian-era 
masonry commercial building, distinguished by 
its patterned brickwork, stone trim, round-arched 
window openings and decorative cornice. It is located 
mid-block on the east side of Broad Street, between 
Johnson and View Streets, in Victoria’s Old Town 
District.

Heritage Value of the Historic Place
The Duck’s Building is a significant for its representation 
of the continuing growth of the city’s gateway 
economy during the late Victorian era, its association 
with local entrepreneur and politician Simeon Duck, as 
a superior example of the Romanesque Revival style, 
and as a surviving example of the work of prominent 
architect William Tuff Whiteway. 

The Duck’s Building represents a time when downtown 
Victoria was expanding due to its booming economy. 
The announcement of the land grant to the Esquimalt 
and Nanaimo Railway in 1883, and its completion in 
1888, sparked a construction boom in Victoria of stores, 
hotels and commercial properties. This elaborate 
structure indicates the extent to which the economy 
was prospering, and although it was completed right 
at the time of local recession, it demonstrated the 
flexible ways in which commercial properties could 
be used; it originally accommodated a variety of uses, 
including stores, offices, hotel and bar services, and a 
brothel.

The Duck’s Building was constructed in 1892 for Simeon 
Duck, a successful early local entrepreneur, MLA, and 
former Minister of Finance for British Columbia. Duck 
owned two city lots at the corner of Johnson and Broad 
Streets; the development of Duck’s Carriage Factory in 
1874, the 1884 First Duck’s Building to the east and the 
adjacent 1892 Duck’s Building to the south, represent 
patterns of real estate speculation and development 
common in Victoria in the late nineteenth century, 
which ebbed and flowed with the economy. This 
building is representative of the multi-functionality of 
Victoria’s commercial district in the late nineteenth 
century. Bold decoration and architectural styling 
make the Duck’s Building a dominant presence within 
Broad Street’s narrow streetscape.

The Duck’s Building is a significant surviving example of 
the work of prominent B.C. architect, W.T. Whiteway 
(1856-1940), and is a superior example of the 
Romanesque Revival style. Whiteway travelled widely 
in the pursuit of commissions, and notably in 1896-97 
designed an almost identical building on the other side 
of the country, the Gordon & Keith Building in Halifax, 
which still exists. The Duck’s Building is characteristic 
of the Romanesque style adapted to commercial 
usage. Stylistic embellishments on the front façade 
include round-headed windows, rock-faced sandstone 
detailing, and patterned and corbelled brickwork with 
a central pediment above the main entry.

Character-Defining Elements
The heritage character-defining elements of the 
Duck’s Building include its:  
•	 location on Broad Street, in Victoria’s Old Town 

District;
•	 continuous commercial and retail use;
•	 commercial form, scale and massing, as 

expressed in its three-storey cubic massing, 
symmetrical rectangular plan and flat roof, 
set flush to the front and side property lines; 
irregular bay spacing with two entries to the 
upper floors; and raised rear portion that 
accommodated an assembly hall; 

•	 design elements of the Romanesque Revival 
style, such as rock-faced masonry piers at street 
level; rock-faced stone lintels; round-arched 
windows on the top floor; decorations above 
the main entry with patterned fret work and a 
triangular pediment; corbelled cornice detailing, 
decorative name and date-plates with ‘DUCK’S 
BUILDING’ and “A.D. 1892;” and patterned 
brickwork on the rear facade;

•	 masonry construction, including: structural front, 
side and rear brick walls; timber internal frame; 
parged window sills; and cast-iron storefront 
columns; 

•	 symmetrical fenestration including: rectangular 
storefront openings; and round-arched and 
rectangular double-hung 1-over-1 wooden sash 
windows with upper-sash horns on the front and 
rear facades; and

•	 the contiguous relationship of its rear wall 
with the 1874 stone wall of the Duck’s Carriage 
Factory to the north.
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