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Phase 2A 
Executive 
Summary 

Throughout mediaeval Europe, the crowning glory of any great city was its cathedral. 
These beautiful edifices were more than places of worship. 
They were the very heart of the communities’ culture and society. 
Christ Church Cathedral, Ottawa, ON 
 
An Anglican centre for spirituality, culture, learning, heritage, and community 
on these Islands and Inlets. 
 
“Building for the Future” Vision Statement, Christ Church Cathedral, Victoria, BC 

Introduction 
 
“Building for the Future” is a long-term plan for the Cathedral Precinct, the block bounded by 
Quadra and Vancouver Streets, Burdett, and Rockland Avenues. This plan is based on the 
shared values and aspirations articulated during “Greater Works Than These”, to give 
physical expression to these aspirations, to the middle of the 21st Century and beyond, by 
laying out an inspiring vision for improving our buildings and grounds, including both 
renovation and new construction, along with a realistic plan for how to fund this work. 
 
Through extensive internal and external engagement, visioning exercises, and site analysis as 
part of Phase 1, Wiser Projects and FaulknerBrowns Architects were able to understand the 
needs of the three principal stakeholders, the Christ Church Cathedral community, the Christ 
Church Cathedral Education Society (CCCES) community, hereinafter referred to as the 
School, and the Anglican Diocese of BC. The findings and recommendations documented in 
the Phase 1 report, include the issues, possibilities, opportunities, and challenges in creating 
an evolving Cathedral Precinct for the city. 
 
Phase 2 is the creation of the Master Plan, a large and complex undertaking, organized in 
three sub-phases, which will take the better part of two years to complete. The Master Plan 
represents a major investment in the collective future of the three principal stakeholders and 
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the city, in the form of a comprehensive scheme for redevelopment, which will be 
implemented in stages, over many years and even decades, as needs and opportunities 
arise. Table 1 below presents an overview of the three sub-phases of Phase 2, including 
objectives, timelines, and deliverables.  
 
The purpose of this executive summary is to present key findings and recommendations from 
Phase 2A, which will inform future work to be completed during Phase 2B and 2C.  
 
Table 1: Phase 2 summary  

Phase Objectives Timeline Deliverables 
2A Site Due Diligence & Master 

Plan concepts testing with City 
staff 

June – September 
2022 (4 months) 

• Summary Report including key 
findings and considerations 
for Phase 2B, informed by the 
following site due diligence 
reports:  
o Heritage strategy and four 

updated SoS 
o Heritage buildings 

structural and seismic 
assessment report  

o Environmental phase 1 
report Geotechnical 
desktop report 

o Civil offsite upgrade and 
Class D cost estimate  

o Site survey & base plan 
o Tree inventory and 

condition report  
o Planning and design 

workshop summary 
2B • Master Plan development 

informed by site constraints 
and opportunities and 
stakeholder engagement 

 
• Order-of-magnitude cost 

estimates and financial 
planning to inform funding 
strategy for Master Plan 
realization  

October 2022 – 
April 2023 (7 
months) 

• Precinct Master Plan 
• Cathedral Interior Conceptual 

Design 
• Financial Plan for Heritage 

Revitalization 

2C Realizing the Master Plan vision 
and objectives through 
regulatory approvals 

May – October 
2023 (6 months) 

• Precinct rezoning and/or 
development permit 
application(s) for Building 
1/New School Building 

 

Goals and Objectives 
Wiser Projects was engaged in June 2022 to manage Phase 2A, which included completing 
site due diligence to gather and review existing reports and information about the Precinct 
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and producing new reports documenting baseline information of current conditions on the 
Precinct. Site due diligence is a process that typically involves gathering detailed 
environmental, geophysical, civil infrastructure, utilities, and services information, building 
condition assessments, survey measurements and drawings, local regulatory and policy 
guideline information, other types of information as relevant. Site due diligence provides a 
property owner with key information highlighting risks, opportunities, and constraints so that 
they can make informed decisions about the use of their property along with potential 
financial implications of long-term costs including maintenance and new construction. 
 
The site due diligence work was complemented by a visioning workshop led by 
FaulknerBrowns Architects. This allowed key City staff to discuss and evaluate high-level 
concepts and gather feedback that will inform the Master Plan development during Phase 2B. 
The workshop identified municipal priorities, opportunities, and risks related to the current 
site zoning and land-use regulations, heritage assets, green spaces, and connections to the 
neighbourhood and the city.  
 
The technical reports produced during this phase provide crucial information about site 
conditions and constraints. Along with business planning, this will inform the Master Plan 
preparation work and future phases of design development for new or upgraded buildings. 
This site due diligence work manages risks by identifying potential physical site and building 
constraints while also identifying strategies and areas for future investigation. High-level and 
order-of-magnitude cost estimates for civil offsite upgrades as well as structural seismic 
upgrades for the four heritage buildings on the site provide valuable information to support 
financial planning during Phase 2B.  
 
The site due diligence work completed in Phase 2A is not constrained or linked to any 
specific form or type of (re)development. This allows flexibility for the programmatic design 
plans that will be developed in Phase 2B and 2C, which will also keep options open for 
prospective partners for future (re)development on the Precinct. 

The Process  
Wiser Projects engaged the technical consultants who supported this due diligence work 
based on their experience and knowledge of the Precinct, of similar projects, and expertise in 
the needs and attributes unique to the Precinct. As the planners and project managers for 
this Phase 2A work, Wiser Projects compiled and reviewed all available site records including 
property titles and histories, building drawings, floor plans, survey files, arborist reports, City 
policies, regulations, and approvals for previous construction projects. Based on available 
information, the following eight scopes of work were identified as being key to informing the 
future phases:    
 

• an environmental phase 1 report (ESA Phase 1),  
• a geotechnical desktop review report,  
• a topographic site survey and base plan,  
• A heritage strategy and updated Statements of Significance (SoSs) for four heritage 

buildings,  
• structural seismic assessments of four heritage buildings,  
• civil engineering review for site service capacity and offsite upgrades,  
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• tree inventory and condition assessments, and  
• a charrette workshop to understand City policies and test high-level Master Plan 

concepts.  
 
To complete the eight scopes of work, Wiser Projects commissioned seven local firms 
including Cummer Heritage Consulting, Gye and Associates, McElhanney Engineering Ltd., 
McElhanney Ltd., Read Jones Christoffersen Ltd. (RJC), Ryzuk Geotechnical, and 
FaulknerBrowns Architects. These firms were selected based on several factors including 
their previous relevant professional experience, availability of suitable personnel, and their 
knowledge of the Precinct and City of Victoria regulations and policy context. Each of these 
sub-consultant's work involved reviewing historic and archival records, site visits, analysis of 
relevant policies and regulations, and contextual precedent analysis from other projects in 
local, regional, and international contexts. The eight consultant reports and other 
documentation produced in Phase 2A are included as Appendices to this report. 
 
During Phase 2A, Wiser Projects maintained regular communications and engagement with 
internal and external stakeholders through virtual and in-person meetings and progress 
update reports. Engagement with the Building for the Future (BFTF) Steering Committee and 
its Chair ensured the project objectives, workplan and schedule were completed on time and 
within budget. The visioning workshop with key City staff was a knowledge-sharing and 
relationship-building exercise that will continue to be nurtured in Phase 2B to identify and 
deliver community benefits and services on the Precinct that support stakeholder and City 
priorities. Meetings and discussions with adjacent property developers including the Mt. St. 
Angela site at Burdett Avenue and McClure Street and the YMCA/YWCA site on Quadra 
Street have also provided valuable and timely local context. 
 
These relationships will be continued during Phase 2B to identify opportunities for 
partnership or collaboration in a variety of areas. This may include considering street 
frontage upgrades and improvements, funding possibilities through Community Amenity 
Contributions (CACs), and sharing in-kind resources and information with these projects.  

Key Findings 
This section includes a high-level summary of key findings that encompass the outputs from 
the eight scopes of work listed above. The full report provides further detailed information on 
each scope of work, and detailed findings. 
 
Planning and Design 

• Existing City policies are adaptive and can be flexible to accommodate evolving 
community needs 

• Heritage strategies to support adaptive reuse are encouraged, and the Anglican 
community can be a leader in this field locally 

• A fifth hybrid framework for the Master Plan concept emerged through an iterative 
discussion of the four initial concepts prepared during Phase 1:  

o This approach focuses on creating open green space around the Cathedral, 
retaining the building itself as the primary focus of the Precinct  

o A green corridor with space for a programmed school playground could also 
serve as a North-South mid-block connector  
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o Space for a new Cathedral amenity building was identified in the southwest 
section of the Precinct 

o New residential development can be located on the southeast quadrant  
o Upgrading and expanding Memorial Hall could provide required space for an 

expanded school, in a vertical stacked building format 
 
Heritage 

• Three of four heritage buildings have legal protection through a 1982 heritage 
designation bylaw (Christ Church Cathedral, Memorial Hall, and Yarrow Chapel) 

• The Deanery does not currently have legal protection through heritage bylaw 
designation  

• A Heritage Revitalization Agreement (HRA) is a policy tool available to the City to 
provide site-specific variances and relaxations from existing zoning, land use, and 
other policies to achieve heritage preservation objectives 

 
Civil Engineering 

• A variety of above-ground sidewalk and roadway improvements along the four streets 
fronting the Precinct will be required as part of a future rezoning or development 
permit application 

• Approximately $5M in 2022 dollars for construction costs of all frontage 
improvements, including an allowance for onsite upgrades for storm water and 
sanitation attenuation and a 30% contingency is required, based on a class D cost 
estimate 

 
Environmental 

• The ESA Phase 1 report has identified a total of 3 Areas of Potential Environmental 
Concern (APECs)  

o Two are onsite in the basements of the Cathedral and Memorial Hall buildings 
and related to above ground historic heating oil storage tanks 

o The third APEC is an offsite location, related to historic contamination, at both 
the Chelsea (999 Burdett Ave) and the Mt. St. Angela property (913-929 
Burdett Ave) 

 
Arborist 

• 75 trees comprised of 25 different species were inventoried and inspected including: 
o 40 private trees located on the Precinct lands consisting of28 bylaw protect 

trees and 12 non-bylaw protected trees, as well as seven trees with fair or poor 
health and structural condition assessments 

o 35 municipal trees located on sidewalks fronting the Precinct, including three 
in fair or poor health and structural conditions 

 
Geotechnical 

• The subsurface soil conditions across the Precinct are divided into two separate 
zones: 

o One is across the western portion, assigned to areas with less than 5 m of 
Victoria clay overlying glacial till (where present) and bedrock  
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o The second is across the eastern portion, where the amount of Victoria clay 
exceeds 5 m, but is generally, less than 10 m 

• Physical inspections of all basement and crawl spaces in existing buildings did not 
reveal exposed bedrock 

• Bedrock depths and conditions in the Greater Victoria region can have significant 
variability, especially on a site as large as the Precinct 

 
Structural Seismic Building Assessments 

• All four heritage buildings are deemed to not meet Level 2 seismic forces, defined as 
the collapse prevention threshold (probability of 10% occurrence in 50 years) as per 
current guidelines  

• The structural conditions of the Deanery are sound and would allow for the building to 
be removed from its foundations and moved to another location 

• Seismic upgrades to existing buildings would be required to Level 3 forces only if 
major upgrades or change in the use of the buildings is pursued 

• A high-level cost estimation for seismic upgrades to anticipated Level 3 forces in the 
2023 BCBC is provided by RJC. These order-of-magnitude cost estimations are based 
on previous project experience and will need to be confirmed based on the 
preparation of detailed design drawings: 

o Christ Church Cathedral: $14 million 
o Memorial Hall: $1,100,000 
o Deanery: $300,000 
o Yarrow Chapel: $120,000 

Considerations for Phase 2B 
 
Key findings from Phase 2A have informed workplans and the scopes of work for Phase 2B. A 
summary of recommended actions to guide future work during Phase 2B are included below 
under five categories that correspond with the main sections of this report. Detailed 
recommendations for the scope of work for each of the categories of actions are included in 
the appropriate section of the report.  
 
Planning & Design 

• Continue discussions with City staff to identify required exemptions and variances 
from current land use and zoning regulations that could form part of a Heritage 
Revitalization Agreement (HRA) in conjunction with the Master Plan development and 
future rezoning application submission 

• Ensure potential for new developments that balance community and stakeholder 
needs with financial objectives for long-term sustainability 

• Develop functional programming and concept plans for the Cathedral and other 
heritage buildings retained onsite to inform potential future upgrade and adaptive 
reuse requirements 

• Include planning for the Cathedral Commons/South Lawn Reconciliation Garden 
within the scope of work for the Master Plan development in Phase 2B 

 
Heritage Conservation  
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• Prioritize planning and upgrades for life-safety and accessibility upgrades in existing 
heritage buildings 

• Commission Heritage Conservation Plans for heritage designated buildings and 
potentially the Deanery to identify exterior and interior heritage elements that merit 
preservation, and identify conservation strategies that align with future uses for these 
buildings 

• Commission detailed seismic upgrade design drawings for Cathedral, Memorial Hall, 
and Yarrow Chapel 

• Commission detailed design drawings for building envelope restoration for the 
Cathedral and Memorial Hall buildings as required 

 
Site Investigation 

• Conduct a Phase 2 Environmental Site Assessment (ESA) including potential soil, 
vapour, and water testing at select locations to reduce or eliminate potential risks and 
future development cost uncertainties from potential environmental contamination 

• Conduct soil sampling and stratigraphy analysis to identify soil profiles and bedrock 
depths, and site class for heritage buildings and potential new building locations 
across the Precinct 

 
Partnerships, Fundraising & Financial Planning 

• Continue discussions with adjacent property owners pursuing redevelopment to 
identify partnership opportunities through in-kind information sharing, cost sharing 
for public realm improvements and design feedback 

• Establish a Development Sub-Committee under the BFTF Steering Committee to lead 
financial planning and fundraising initiatives  

• Draft a partnership framework and initiate discussions with development partners who 
expressed interest and responded to the Terms of Reference issued in Phase 1 

• Identify and apply for funding to complete urgent seismic safety upgrades and 
conservation planning through a variety of municipal, provincial, and federal grant 
programs 

• Commission relevant cost class estimates to inform proforma analysis and financial 
needs assessments for heritage conservation and new building development activities  

 
Engagement & Communications 

• Maintain ongoing communications with all three principal stakeholder groups through 
the BFTF Steering Committee 

• Engage and consult with existing and new internal and external stakeholder groups 
during the Master Plan development process to ensure alignment and balance with 
strategic priorities and community needs 

• Prioritize engagement with Indigenous communities, including the Songhees and 
Esquimalt Nations, to advance reconciliation objectives 
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Introduction 
The Cathedral Precinct (hereinafter referred to as the Precinct) encompasses an entire city 
block bound by Quadra and Vancouver Streets and Burdett and Rockland Avenues, adjacent 
to the downtown core in the city of Victoria. This large and significant site contains several 
iconic and historic buildings and spaces which serve a variety of spiritual and social functions 
for the Anglican community as well as other groups from across the city and region. Building 
for the Future (BFTF) is a three staged process that will create a long-term Master Plan for the 
Precinct. The aim of this plan is to provide stewardship for these heritage assets and historic 
uses, while creating room to meet the growing and evolving needs of these communities. 
The three phases of this process include framing the plan, developing the plan, and 
implementing the plan. Leadership and guidance for this process is provided by the Building 
for the Future Steering Committee, which is comprised of representatives from the three 
principal stakeholders on the Precinct, including the Christ Church Cathedral, the Christ 
Church Cathedral Education Society (CCCES), hereinafter referred to as the School, and the 
Anglican Diocese of BC. 
 
Through extensive internal and external engagement, visioning exercises, and site analysis as 
part of Phase 1, framing the Master Plan, Wiser Projects and FaulknerBrowns Architects 
documented the needs of the three principal stakeholders and external partners and user 
groups that host events on the Precinct. The findings and recommendations documented in 
the Phase 1 report, include the issues, possibilities, opportunities, and challenges in creating 
an evolving Cathedral Precinct for the city. 
 
One of the key and time-sensitive issues identified in Phase 1 was the limited and ill-suited 
indoor and outdoor facilities currently available to the School, which has been operating 
since 1989 from Memorial Hall. During the covid-19 pandemic the School was able to 
provide additional indoor classroom space by securing a development permit with variance 
approval from the City of Victoria for a five-year period. This has allowed the School to 
assemble a modular building on surface parking stalls adjacent to Memorial Hall. This 
portable structure is an interim solution, providing time for long-term new or upgraded 
facilities to be developed to meet the future needs of the School. The School plans to expand 
its student population by doubling its current cohort of students, adding a second class of 
students at each grade level. These expansion plans will require significant additional and 
enhanced space. 
 
Phase 2 is the creation of the Master Plan, a large and complex undertaking, organized in 
three sub-phases, which will take the better part of two years to complete. The Master Plan 
represents a major investment in the collective future of the three principal stakeholders and 
the city, in the form of a comprehensive scheme for redevelopment, which will be 
implemented in stages, over many years and even decades, as needs and opportunities 
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arise. Table 1 below presents an overview of the three sub-phases of Phase 2, including 
objectives, timelines, and deliverables.  
 
The purpose of this report is to summarize the efforts undertaken in Phase 2A, and to present 
key findings and recommendations, which will inform future work to be completed during 
Phase 2B and 2C.  
 
 
Table 1: Phase 2 overview  

Phase Objectives Timeline Deliverables 
2A Site Due Diligence & Master 

Plan concepts testing with City 
staff 

June – September 
2022 (4 months) 

• Summary Report including key 
findings and considerations 
for Phase 2B, informed by the 
following site due diligence 
reports:  
o Heritage strategy and four 

updated SoS 
o Heritage buildings 

structural and seismic 
assessment report  

o Environmental phase 1 
report Geotechnical 
desktop report 

o Civil offsite upgrade and 
Class D cost estimate  

o Site survey & base plan 
o Tree inventory and 

condition report  
o Planning and design 

workshop summary 
2B • Master Plan development 

informed by site constraints 
and opportunities and 
stakeholder engagement 

 
• Order-of-magnitude cost 

estimates and financial 
planning to inform funding 
strategy for Master Plan 
realization  

October 2022 – 
April 2023 (7 
months) 

• Precinct Master Plan 
• Cathedral Interior Conceptual 

Design 
• Financial Plan for Heritage 

Revitalization 

2C • Realizing the Master Plan 
vision and objectives 
through regulatory 
approvals 

May – October 
2023 (6 months) 

• Precinct rezoning and/or 
development permit 
application(s) for Building 
1/New School Building 

 

Phase 2A Goals and Objectives 
Wiser Projects was engaged in June 2022 to manage Phase 2A, which included completing 
site due diligence to gather and review existing reports and information about the Precinct 
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and producing new reports documenting baseline information of current conditions on the 
Precinct. Site due diligence is a process that typically involves gathering detailed 
environmental, geophysical, civil infrastructure, utilities, and services information, building 
condition assessments, survey measurements and drawings, local regulatory and policy 
guideline information, other types of information as relevant. Site due diligence provides a 
property owner with key information highlighting risks, opportunities, and constraints so that 
they can make informed decisions about the use of their property along with potential 
financial implications of long-term costs including maintenance and new construction. 
 
The site due diligence work was complemented by a visioning workshop led by 
FaulknerBrowns Architects. This allowed key City staff to discuss and evaluate high-level 
concepts and gather feedback that will inform the Master Plan development during Phase 2B. 
The workshop identified municipal priorities, opportunities, and risks related to the current 
site zoning and land-use regulations, heritage assets, green spaces, and connections to the 
neighbourhood and the city.  
 
The technical reports produced during this phase provide crucial information about site 
conditions and constraints. Along with business planning, this will inform the Master Plan 
preparation work and future phases of design development for new or upgraded buildings. 
This site due diligence work manages risks by identifying potential physical site and building 
constraints while also identifying strategies and areas for future investigation. High-level and 
order-of-magnitude cost estimates for civil offsite upgrades as well as structural seismic 
upgrades for the four heritage buildings on the site provide valuable information to support 
financial planning during Phase 2B.  
 
The site due diligence work completed in Phase 2A is not constrained or linked to any 
specific form or type of (re)development. This allows flexibility for the programmatic design 
plans that will be developed in Phase 2B and 2C, which will also keep options open for 
prospective partners for future (re)development on the Precinct.   

The Process  
Wiser Projects engaged the technical consultants who supported this due diligence work 
based on their experience and knowledge of the Precinct, or from similar projects, and 
expertise in the needs and attributes unique to the Precinct. As the planners and project 
managers for Phase 2A, Wiser Projects compiled and reviewed all available site records 
including property titles and histories, building drawings, floor plans, survey files, arborist 
reports, City policies, regulations, and approvals for previous construction projects. Based on 
available information, the following eight scopes of work were identified and prioritized for 
Phase 2A:  
 

• an environmental phase 1 report (ESA Phase 1),  
• a geotechnical desktop review report,  
• a topographic site survey and base plan,  
• A heritage strategy and updated Statements of Significance (SoSs) for four heritage 

buildings,  
• structural seismic assessments of four heritage buildings,  
• civil engineering review for site service capacity and offsite upgrades,  
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• tree inventory and condition assessments, and  
• a visioning workshop with City staff to understand policies and test high-level Master 

Plan concepts.  
 
To complete the eight scopes of work, Wiser Projects commissioned seven local firms 
including Cummer Heritage Consulting, Gye and Associates, McElhanney Engineering Ltd., 
McElhanney Ltd., Read Jones Christoffersen Ltd. (RJC), Ryzuk Geotechnical, and 
FaulknerBrowns Architects. These firms were selected based on several factors including 
their previous relevant professional experience, availability of suitable personnel, and their 
knowledge of the Precinct and City of Victoria regulations and policy context. Each of these 
sub-consultant's work involved reviewing historic and archival records, site visits, analysis of 
relevant policies and regulations, and contextual precedent analysis from other projects in 
local, regional, and international contexts. The eight consultant reports and other 
documentation produced in Phase 2A are included as Appendices to this report. 
 
During Phase 2A, Wiser Projects maintained regular communications and engagement with 
internal and external stakeholders through virtual and in-person meetings and progress 
update reports. Engagement with the Building for the Future (BFTF) Steering Committee and 
its Chair ensured the project objectives, workplan and schedule were completed on time and 
within budget. The visioning workshop with key City staff was a knowledge-sharing and 
relationship-building exercise that will continue to be nurtured in Phase 2B to identify and 
deliver community benefits and services on the Precinct that support stakeholder and City 
priorities. Meetings and discussions with adjacent property developers including the Mt. St. 
Angela site at Burdett Avenue and McClure Street and the YMCA/YWCA site on Quadra 
Street have also provided valuable and timely local context. 
 
These relationships will be continued during Phase 2B to identify opportunities for 
partnership or collaboration in a variety of areas. This may include considering street 
frontage upgrades and improvements, funding possibilities through Community Amenity 
Contributions (CACs), and sharing in-kind resources and information with these projects. 

Report Format 
The rest of this report has been organized in thematic sections based on the scope of work 
and final reports submitted by each consultant. Each section contains highlights of key 
findings and considerations, that will impact and inform the development and 
implementation of the Master Plan in Phase 2B and 2C. The final reports from each consultant 
are included at the end of this report as separate Appendices. A conclusion section at the 
end of this report identifies next steps and includes a revised workplan for Phase 2B, based 
on findings and recommendations presented in this report.  
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Planning and 
Design 
Overview 
FaulknerBrowns Architects was 
retained to design and lead a 
visioning workshop exercise with 
seven key City of Victoria planning, 
transportation, urban design, 
heritage, housing policy, and 
development staff. A charrette 
workshop is an interactive and 
iterative exercise aimed at 
reviewing site constraints and 
opportunities and testing design 
solutions.  
 

Image 1: Visioning workshop materials and participants 
 
The objectives of the workshop were to: 

• Share aspirations and objectives for the Anglican community  
• Review stakeholder needs, the summary of Phase 1, and previous engagement and 

planning/development processes 
• Emphasize a financially sustainable plan with revenue sources to fund community 

benefits 
• Build and strengthen relationships with City staff as a key stakeholder 
• Identify mutually beneficial goals and opportunities to collaborate with the City 
• Seek early feedback on preliminary Master Plan framework ideas  

 
A summary of the results of Phase 1 was presented, including an overview of the community 
engagement, Cathedral interior adaptive reuse concepts, and four conceptual development 
framework concepts. The half-day in-person workshop was structured with five themes: the 
Cathedral Precinct in the City, arriving at the Cathedral, combining land uses to deliver 
community benefits, improving green spaces in and around the Precinct, celebrating 
heritage, and exploring options. The workshop included PowerPoint presentations, 
interactive discussions, and concept testing using large format printed site plans and an 
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iterative exploration of concept options using a scaled 3D site model with potential new 
building configurations. 
  

Key findings 
• Existing City policies are adaptive and can be flexible to accommodate evolving 

community needs 
• Heritage strategies to support adaptive reuse are encouraged and the Anglican 

community can be a leader in this field locally. Opportunities include: 
o Considering relocating the Deanery to open space onsite for other uses 
o Adding or connecting a contemporary addition to Memorial Hall 
o Upgrading the Cathedral interior and façade to increase space accessibility, 

uses and public access 
• Site permeability and connecting the site to the surrounding downtown core are 

priorities. Concepts that align with this include:  
o The Courtney Street vista being the primary entrance to Cathedral 
o Connecting Pioneer Park and the children’s playground adjacent to Law Courts 

with Cathedral Commons and Precinct 
o Emphasizing the mid-block greenway for site access and building separations 
o Incorporating programmed and covered public spaces as well as unstructured 

and quiet green, open spaces 
• Reduce surface car parking and support for reduced onsite parking in future 

developments 
• Opportunities to pilot or test timed closure on the Quadra Street frontage to create a 

public plaza 
A fifth hybrid framework emerged through an iterative discussion focused on creating open 
green space around the Cathedral and retaining the legibility of the building as the primary 
focus of precinct. Other features of the fifth concept include:  

o A green corridor with space for a programmed school playground and that 
can also serve as a North-South mid-block connector  

o Space for a new Cathedral amenity building identified in the southwest section 
of the Precinct 

o New residential development located on the southeast quadrant  
o Consolidation of a refurbished and stacked school through redevelopment of 

Memorial Hall 
 

Considerations for Phase 2B 
The recommendation included below are not presented in a specific order of priority as there 
are several interdependencies and variables which would inform the timing and delivery of 
each item.  

• Develop design principles for the Precinct – respond to aspirations and guide 
prioritization of needs to inform Master Plan design and decision-making 
 

• Develop programming concepts – design and integrate existing and potential new 
functions/activities and user groups in existing and potential new buildings to 
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maximize community and public benefits and efficiencies from adjacent compatible 
uses 
 

• Continue discussions with the School Board and staff to integrate School space needs 
based on the Business Case and other information   
 

• Create a larger-scale site model to be placed in Cathedral for future ongoing 
engagement  
 

• Prepare Master Plan conceptual designs based on design principles and stakeholder 
feedback/engagement 
 

• Identify areas and amounts of space for residential and/or office/commercial uses to 
define the scale of new development opportunities 
 

• Integrate the Cathedral Commons/South Lawn landscape design process into the 
Phase 2B Master Plan development   
 

• Follow up on developer partnership discussions with interested groups to identify the 
nature and terms of collaboration, including funding sources and revenue 
opportunities from new developments  
 

• Develop proforma and seek Class D cost estimates for new developments and 
upgrades to existing heritage buildings that will be retained  
 

• Continue engagement and discussions with City staff on key policy and regulations to 
ensure the Master Plan concept design is supported 
 

• Complete further studies as needed based on City rezoning or development permit 
application requirements 
 

• Prepare a rezoning application package that includes proposed updated land uses, 
building heights and density, site coverage, and parking exemptions to address 
stakeholder needs balanced with a financially viable development plan, OR 
 

• Prepare a development permit application package for School expansion/new 
building, pending outcome of business plan 
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Heritage 
Overview of Scope 
Cummer Heritage Consulting (CHC) was engaged to update the Statement of Significance 
(SoS) for the four heritage buildings on the Precinct and to create a preliminary heritage 
strategy, focusing on considerations for adaptive reuse of existing buildings, and identify 
potential funding sources for upgrades to inform the master planning process. The SOS and 
heritage strategy contains information from site visits and a variety of archival sources 
including City of Victoria Archives, BC Archives, Christ Church Cathedral Archives, University 
of Victoria Libraries. This historic information is complemented by best practices and 
precedent research from recent and anticipated developments in the region as well as from 
other parts of the world, based on CHC’s professional experience working on heritage 
revitalization projects in B.C. and Asia.  
 
The four SoS documents have been updated, building on previous statements written by 
Jonathan Yardley and Helen Edwards in 2007. Each SOS identifies character-defining 
physical and aesthetic elements of the building along with their cultural and community 
context and relevance. The updated SOS documents reflect contemporary perspectives and 
changes in the field of heritage preservation, and a more in-depth review of relevant 
historical records for each building. 
 
The preliminary heritage strategy includes a SWOT analysis (Strengths, Weaknesses, 
Opportunities and Threats) as key considerations for the Master Plan development. This 
analysis is based on currently known policies and best practices in the field of heritage 
conservation and adaptive reuse.  

Key Findings 
Statement of Significance 

• Christ Church Cathedral (CCC) 
o Heritage designated in 1982 
o This historic building has aesthetic value, historical/cultural value, social value, 

and spiritual value.  
o Significant for its Gothic Revival architectural design, created by John Charles 

Malcolm (J.C.M.) Keith, a prominent architect  
o Aesthetic and construction materials of significance include use of Newcastle 

Island (local) stone and other local building materials, and 10 bells modelled 
on those at Westminster Abbey and its tradition of bellringing  

o High community importance through the Cathedral and congregation’s 
association with the establishment of the City of Victoria, and the prominent 
hilltop location and green space 
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• Memorial Hall 
o Heritage designated in 1982 
o The building has aesthetic value for its Gothic Revival ecclesiastical design and 

Newcastle Island rubble stone  
o Historical/cultural value as a religious educational facility and for its 

architectural design, architect, and association with the Cathedral building 
• Yarrows Chapel 

o Heritage designated in 1982 
o The building has aesthetic value and historical/cultural value as an example of 

French Romanesque architectural design and features, architect, and 
association with the Cathedral building 

o Social and spiritual value through a private prayer chapel until adaptive reuse 
in the 1980s, when it was renovated to house the CCC Archives 

• Deanery 
o While recognized for its heritage value, the Deanery is not formally designated 

at this time 
o The building does have aesthetic value and was designed by Percy Leonard 

James in the English Arts and Crafts architectural style  
o Historical/cultural value as the residence for the Dean of the Cathedral 
o Change in use since the 1980s with the building now serving as office and 

administrative space for the Cathedral 
 
Preliminary Heritage Strategy 
 
The history of the Cathedral and its evolution have been closely linked to the European 
settlement and early eras of the City’s establishment and growth. The Cathedral Precinct and 
its buildings have seen over 100 years of growth, and adaptive reuse influenced by a variety 
of factors including financial constraints, evolving community needs and international geo-
political events. The three heritage designated buildings are significant community assets, 
and while they are generally in good maintenance, they require life-safety upgrades to 
protect the buildings and people from damage during seismic events.  
 
There are several municipal, provincial, and federal grant programs that could provide 
funding for heritage restoration, preservation, and celebration of major milestones of the 
three designated buildings. For example, 2024 will be the 100th anniversary of Memorial Hall, 
and 2026 will mark 100 years since the foundation stones were laid for the Cathedral.   
 
Future upgrades, restoration, or change of use in the three heritage designated buildings will 
require a Heritage Alteration Permit (HAP) from the City of Victoria. It is recommended that 
heritage conservation plans should be prepared to identify in detail, potential upgrades, and 
changes. These plans should follow the Standards and Guidelines for the Conservation of 
Historic Places in Canada, a pan-Canadian benchmark for conservation practices that is 
recognized by the City of Victoria. A heritage conservation plan for each building would also 
provide necessary information to procure order-of-magnitude costs or cost estimates which 
will inform the financial planning and negotiations with the City of Victoria through a Heritage 
Revitalization Agreement (HRA) (see below for more information).   
 

http://chrome-extension/efaidnbmnnnibpcajpcglclefindmkaj/https:/www.historicplaces.ca/media/18072/81468-parks-s+g-eng-web2.pdf
http://chrome-extension/efaidnbmnnnibpcajpcglclefindmkaj/https:/www.historicplaces.ca/media/18072/81468-parks-s+g-eng-web2.pdf
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The Deanery building, while containing heritage value due to its architect and Arts and Crafts 
architectural style, does not currently have heritage designation status. The City of Victoria 
heritage planners have indicated they would like to see this building designated. While the 
City does have regulatory tools in addition to the heritage designation bylaw to delay or 
prevent demolition or relocation of this building, the BFTF should continue to engage with 
the City to discuss the future location and protective status of this building. A Heritage 
Revitalization Agreement (HRA) is a regulatory tool available to the City which allows broad 
and flexible authority to negotiate site-specific zoning, land use and development cost 
recovery in exchange for phased conservation and protection of heritage property.  
 
There are several examples of HRAs between the City and property owners to allow variances 
from zoning and land-use bylaws in exchange for heritage conservation and preservation of 
designated buildings. The Mount St. Angela property that is pursuing redevelopment across 
the street from the Precinct (913-929 Burdett Avenue and 914-924 McClure Street) has 
negotiated increases in site density and coverage, building height and setbacks, and parking 
reductions in exchange for completing full restoration, and seismic upgrades to preserve 
three heritage designated buildings on the property (at an estimated cost of $5M in 2019 
dollars). These variations have been secured through a HRA and HAP.   
  
SWOT Analysis highlights: 

• Strengths 
o High-profile heritage site, with concentration of architectural features and 

community functions that attract visitors, tourists and arts and culture activities 
o Long and well-established practices of adaptive reuse of existing buildings to 

meet community needs 
• Weaknesses 

o Significant financial resources required to maintain and upgrade historic 
buildings 

o Restrictive zoning regulations and land-use designations  
• Opportunities 

o Relocate Deanery to free up area for new development 
o Heritage Revitalization Agreement as a negotiation tool to balance heritage 

conservation with needs to add and expand buildings and uses on the Precinct 
o Expand and upgrade archives collection facility and increase public access and 

community use 
o Dedicated federal, provincial, and municipal funding programs for heritage 

conservation and revitalization of protected buildings 
• Threats 

o Strong community interest in preservation and opposition to change(s) 
o Damage to property and life from seismic activity  
o Reduced use and activities due to inaccessible and inadequate facilities and 

infrastructure  

Considerations for Phase 2B 
 

http://chrome-extension/efaidnbmnnnibpcajpcglclefindmkaj/https:/heritagebc.ca/wp-content/uploads/2019/11/Heritage-Revitalization-Agreeents-downloadable-resource-guides.pdf
http://chrome-extension/efaidnbmnnnibpcajpcglclefindmkaj/https:/heritagebc.ca/wp-content/uploads/2019/11/Heritage-Revitalization-Agreeents-downloadable-resource-guides.pdf


  
 

BFTF Phase 2A Summary Report | 22 
 

• Ensure broad community engagement and stakeholder consultation to communicate 
the value and benefits of adaptive reuse of heritage assets and seek political 
champions to support the project vision and goals 
 

• Engage with Songhees and Esquimalt Nations to understand precolonial history of 
site, and expand the heritage value and social relevance of the Precinct  
 

• Continue discussions with City of Victoria heritage and planning staff to explore 
opportunities for relocating the Deanery 
 

• Prepare heritage conservation plans for the three designated buildings and 
potentially the Deanery (depending on City conversations regarding protection) 
 

• Seek order-of-magnitude or cost estimates (Class D or C) for conservation and 
adaptive reuse plans for the heritage-designated buildings as appropriate 
 

• Explore the Heritage Revitalization Agreement (HRA) as a planning and negotiation 
tool with the City of Victoria to pursue zoning and land-use changes for new buildings 
and adaptive reuse of existing buildings, in exchange for preservation of and 
upgrades to existing heritage designated buildings 
 

• Pursue funding opportunities from federal, provincial, and municipal grant programs 
to support planning, undertake heritage conservation and adaptive reuse works in 
designated buildings, and to celebrate significant building milestones – i.e.,100-year 
anniversaries for the Cathedral and Memorial Hall. 
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Site Survey 
Overview of Scope 
McElhanney Engineering Ltd. was retained to complete a survey of the entire Precinct and 
prepare a site plan that captures comprehensive current site conditions including but not 
limited to building outlines, ground surface, fences, sidewalks, stairs, curbs, surface utility 
appurtenances (maintenance holes, water valves, etc.), utility poles, significant trees, and 
parking stalls. 
 
Terrestrial laser scanning technologies was used as the primary method for data capture, with 
supplemental conventional survey as required. Laser scanners produce a high-definition 3D 
replica of interior and/or exterior spaces with survey-grade accuracy and precision. This 
onsite data was complemented by review and inclusion of information including locating 
existing property boundaries, and limited interests (easements, Statutory Right of Ways, 
covenant, etc.) based on physical survey evidence and plans available at the Land Title Office.  
 
While two different companies have previously completed similar surveys of the Cathedral 
Commons/South Lawn and the School portables/playground area in 2018 and 2020 
respectively, the other portions of the Precinct were unmapped. This complete survey and 
raw data files will be an easily accessible resource for all future work on the Precinct. 
Establishing a semi-permanent survey control network throughout the Precinct, allows for 
potential on-going or future work through easy reference and updates.  
 

Key Findings 
None. 
 

Considerations for Phase 2B 
• The raw data gathered using laser equipment has been processed and converted to 

an Autodesk proprietary point cloud format (ReCap .rcp) which can be imported to a 
variety of applications including AutoCAD, Civil3D, Revit, or InfraWorks. This provides 
other consultants with digital access to site data and the site plan for an improved 
understanding of existing conditions. 
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Geotech 
Overview of Scope 
Ryzuk Geotechnical was retained with a scope of work to provide a geotechnical desktop 
study, reviewing anticipated subsurface soil and bedrock conditions on the Precinct. This 
report was prepared based on background information from sources including the 
Quaternary geological mapping of Greater Victoria, aerial imagery, Capital Regional District 
(CRD) GIS databases, BC Water Resources Atlas, and a site visit inspecting basements/crawl 
spaces at the Cathedral and Memorial Hall buildings for traces of exposed bedrock. These 
sources of information were complemented by the team’s experience of soil and bedrock 
conditions gathered from involvement with projects adjacent to the Precinct and in 
surrounding areas of Victoria.  
 
Since no conceptual drawings or detailed designs for new development were available for 
review, the intent of this study was to assess the anticipated subsurface conditions beneath 
the property and provide general recommendations as they relate to the future development 
potential and address any foreseeable limitations. 

Key findings 
 

• The topography of the site is generally flat to gently sloping downwards from west to 
east with a vertical relief of approximately 4.0 m 

 
• The western portion of the Precinct is underlain by Unit R2, which is assigned to areas 

with generally less than 5 m of Victoria clay overlying glacial till (where present) and 
bedrock  
 

• The eastern portion of the Precinct is underlain by Unit C1, which identifies areas 
where the amount of Victoria clay exceeds 5 m, but is generally, less than 10 m 

 
• While known bedrock depth information is available from nearby sites, bedrock in the 

Greater Victoria area is characteristically very erratic and therefore the bedrock profile 
of the Precinct cannot necessarily be interpolated between points of known elevation 

 
• Given the large area of the Precinct, it is expected that locations and depths of 

bedrock will vary across the site. Based on experience from surrounding properties, 
bedrock has been encountered anywhere between 3 m and 12 m below ground 
surface. 
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• Seismic consideration: In accordance with the 2018 BC Building Code (BCBC), and 
based on the soil conditions expected at the site, a preliminary estimate is that the 
shear wave velocity in the upper 30 m (Vs30) may be expected to be between 180 m/s 
and 760 m/s. This range corresponds to Site Classes ‘C’ (360 m/s to 760 m/s) and ‘D’ 
(180 m/s to 360 m/s). The actual Vs30 depends on the soil profile beneath the site. 
However, if bedrock is exposed near the base of proposed structures, Site Class A or 
B may be feasible. Site Class A is the highest or best soil conditions, which means that 
buildings on this type of area would require reduced foundation and/or underground 
level design and construction considerations and costs, compared to an area with a 
Site Class D.   

 

Figure 1: Surficial geological region boundaries (from Quaternary Geological Map of Greater Victoria) 

Considerations for Phase 2B 
 
Geophysical surveys (invasive bore hole drilling, and/or non-invasive micro-tremor surveys 
using a Tromino, or Multichannel Analysis of Surface Waves (MASW)) can provide additional 
or detailed underground soil and bedrock conditions at specific locations across the Precinct. 
This type of information including establishing the soil class underneath the existing 
buildings and locations for potential future buildings would help determine building design 
and upgrade considerations, which inform cost estimates and construction timelines. 
Information about two types of testing is provided below: 
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• For conceptual planning purposes, consider performing non-invasive geophysical 
surveys in select locations across the Precinct as needed. This is the most cost-
effective option and could be completed in a relatively brief time frame without 
disruption to other users of the site. However, this method alone does not confirm the 
consistency of soils at depth, nor does it determine the precise location of bedrock as 
we would only be able to approximate its location. This method could also be used in 
conjunction with an invasive subsurface exploration method, described below. 
 

• If new structures greater than two floors are being planned for the Precinct, along with 
potential underground levels for parking, we recommend completing an invasive 
subsurface investigation using a drill rig at select test hole locations. This is the most 
expensive option; however, it provides comprehensive soils information below the 
site and would confirm the depth of bedrock at select test hole locations. This would 
involve in-situ and laboratory testing to measure the strength and consistency of soils 
at depth, and this information could be used to assist in temporary excavation 
planning and foundation design.  
 

• The test holes soil sample and soil stratigraphy reports would confirm or allow for 
updating the shear wave velocity range estimated in the geotechnical desktop study. 
This would provide a more accurate Site Class which would assist with planning and 
design for heritage building seismic upgrades, and new building foundations and 
footings.  
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Civil 
Overview of Scope 
McElhanney Engineering Ltd. was retained to review potential impacts of redevelopment on 
the Precinct from a civil engineering perspective for offsite infrastructure upgrades. The 
scope of work included reviewing existing underground municipal water, sanitation, and 
storm water infrastructure and above-ground street frontage conditions to identify potential 
upgrades as per current municipal requirements for future redevelopment on the entire 
Precinct. A review of existing municipal infrastructure and discussions with City of Victoria 
transportation department staff was completed to inform this report. 
 
Since the scope and scale of any future development is unknown, a high-level order-of-
magnitude cost estimate is provided based on currently anticipated municipal requirements 
for offsite above-ground frontage upgrades (sidewalk and roadway), including allowances for 
limited onsite stormwater and sanitation retention.  
 
Offsite frontage upgrades and potential underground service infrastructure upgrades would 
be a standard requirement for a rezoning application for the entire Precinct. The frontage 
upgrades would enhance the public realm and access to the Precinct. The underground 
services infrastructure upgrades could be required based on existing infrastructure 
conditions and capacity, and the potential scale and impact of any new developments to the 
existing underground infrastructure for water, stormwater, and sanitation.  
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Figure 2: Existing underground municipal infrastructure (from Vic Map) 
 

Key Findings 
Current underground municipal infrastructure for water, sanitation and stormwater are 
located along each street fronting the Precinct as follows: 
 
Rockland Avenue 

• Water: 150-millimetre (mm) diameter (dia) Cast Iron (CI) main 
• Sanitary: 200 mm dia Polyethylene (PE) main 
• Storm: 200 mm dia PE main 

 
Vancouver Street 

• Water: 200 mm dia CI main  
• Storm: 200 mm dia Vitrified Clay (VC) main 

 
Burdett Avenue 

• Water: 300 mm dia CI main 
• Sanitary: 200 mm dia PE mains 
• Storm: 200 mm dia PE main 

 
Quadra Street 

• Water: 300 mm dia CI main 
• Sanitary: 200 mm dia VC main 
• Storm: 200 mm dia VC main 

 
Potential Frontage Improvements Summary  
An order-of-magnitude or Class D cost estimate of $4,893,850 in 2022 dollars was calculated 
based on the probable offsite frontage upgrades identified below along each of the four 
streets. This cost estimate also includes allowances for onsite storm and sanitary water 
attenuation facilities. This preliminary cost estimate is an opinion based on several 
assumptions since redevelopment details are currently unavailable. In particular:  

o The cost estimate includes construction and materials (hard) costs, and a 30% 
contingency, but does not include consulting, financing, or municipal fees (soft) costs. 

o The cost estimate is based on anticipated City requirements for frontage 
improvements as part of a rezoning application for the entire Precinct.  

o The cost estimate does not include potential costs for offsite underground service 
infrastructure upgrades (stormwater, water, and sanitation) as development plans are 
not available to measure impacts on existing infrastructure.  

 
• Anticipated improvements for Rockland Avenue 

o New concrete curb and gutter 
o New turnaround for traffic 
o New minimum 1.5m wide boulevard 

 1.5m Statutory Right of Way (SRW) has been placed on title as a 
condition of approval for the June 2021 Development Permit with 
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Variance Application No. 00164 for the Christ Church Cathedral School 
temporary use permit for the learning modules building 

o New minimum 1.8m concrete sidewalk 
 Explore alternate non-vehicle routes through the Precinct as there is 

limited room for improvements to sidewalks and boulevards due to 
existing mature trees, utility poles, etc. 

• Anticipated improvements for Vancouver Street 
o New concrete curb and gutter 
o New minimum 1.5m wide boulevard 
o New minimum 1.8m wide concrete sidewalk 

 Given the large boulevard along Vancouver Street already, no SRW 
should be required 

• Anticipated improvements for Burdett Avenue 
o New concrete curb and gutter 
o New minimum 1.5m wide boulevard 
o New minimum 1.8m wide concrete sidewalk 

 Given the large boulevard along Burdett Street already, no SRW should 
be required 

• Anticipated improvements for Quadra Street 
o New concrete curb and gutter 
o New minimum 1.5m wide boulevard 
o New minimum 1.8m wide concrete sidewalk 

 Given the location of the existing Cathedral building, it is anticipated 
that no SRW should be required along the building frontage section; 
however, it may be required south of the Cathedral frontage on the 
remainder of the property. 

 

Considerations for Phase 2B 
 

• Water 
o Water servicing should be provided from Burdett Avenue as the 300mm dia 

existing water main is the largest available, thereby potentially reducing costs 
to increase underground infrastructure service. 

 
• Sanitary 

o A sanitary impact assessment will be required as a condition of rezoning to 
evaluate the impact of new or expanded development to the existing system 

o Sanitary discharge is recommended through either of the Rockland Avenue 
mains as they are ‘low flush zones’, meaning additional flows may reduce the 
frequency of the City’s required flushing of these mains 

 
• Stormwater 

o Anticipate that the City will require onsite stormwater retention/storage, 
aligning with other municipalities within the Capital Regional District 
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o Future development plans should therefore include stormwater retention 
onsite and reduced or slowed discharge volumes through a variety of 
strategies including rain gardens, underground attenuation tanks, minimizing 
impervious surfaces, etc. 

 
• Utilities (BC Hydro, FortisBC, Shaw, Telus etc.) 

o Review potential service provider offsite infrastructure upgrade requirements 
for utilities, especially possible requirements for enhancing electricity loads 
and undergrounding utility poles and gas pipeline locations  

 
• Continue discussions with City of Victoria staff to review possible changes and refine 

anticipated offsite frontage upgrade requirements. 
 

• Continue discussions with adjacent developments (Mount St. Angela and 
YMCA/YWCA sites) to identify opportunities to coordinate potential offsite 
underground service and above-ground utility infrastructure upgrades.  

 
• Review and revise the Class D cost estimate for offsite frontage upgrades and review 

requirements for potential on- and offsite underground service infrastructure 
upgrades as information about new or expanded building designs becomes available 
through the Master Plan development.  
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Environmental 
Overview of Scope 
McElhanney Ltd. was engaged to conduct a Phase 1 Environmental Site Assessment (ESA) for 
the Precinct. A visual inspection of the Precinct and adjacent properties, a comprehensive 
review of historical records, and interviews were completed to issue the Phase 1 ESA.  
 
A Phase 1 ESA is completed to research the current and historical uses of a property prior to 
undertaking any ground disturbing activities or development. The intent is to determine 
whether historic or current uses on or adjacent to the property have impacted soil or 
groundwater beneath the property and if so, to determine if they could pose a threat to the 
environment and/or human health. If issues with potential contamination are identified, next 
steps and recommendations are provided in the report. Phase 1 ESAs are required to be 
completed by various levels of government prior to redevelopment approvals and constitute 
good owner due diligence to better understand subsurface conditions on their property. This 
report helps identify sources and types of potential contamination, to reduce uncertainty 
around potential remediation costs and restrictions on future development. 

Key Findings 
No key new information was identified in the Phase 1 ESA, which confirms that the site has 
been used for buildings and activities associated with the Anglican Synod of the Diocese of 
British Columbia since at least 1859. Since European settlement, the site has always operated 
as church-oriented lands, and no historic industrial uses were identified. A total of three Areas 
of Potential Environmental Concern (APEC) were identified related to petroleum products as 
part of historic fuel and heating oil storage tanks. 
 
Two APECs were identified on site: both locations and sources are related to petroleum 
products, likely former above-ground storage tanks (ASTs) for fuel or heating oil. One is 
located under the Memorial Hall utility room and the second in the Cathedral boiler room.  
 
One APEC was identified off site at 999 Burdett Avenue (the former site of the Mount St. Mary 
Hospital and currently identified as the Chelsea), which is a registered contaminated site that 
was remediated in 2004) and at 917-929 Burdett Avenue and 924 McClure Street (Mount St. 
Angela site) where there were two historic auto sheds and gasoline storage tanks.  
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Figure 3: Three Areas of Potential Environmental Concern (APECs) 

Considerations for Phase 2B 
APEC 1 – off site 

• The Project Team is in continual contact with the owners of Mount St. Angela (917-929 
Burdett Avenue and 924 McClure Street) regarding their upcoming redevelopment 
project. We are seeking ESA Phase 1, Phase 2, and any soil, groundwater and soil 
vapour test reports from the property owner which could provide further certainty on 
the type and amount of potential contamination to soil and groundwater on their site 
as well as on the Precinct. The Phase 1 ESA for the Precinct could be updated based 
on information provided by the adjacent property owner. 

 
• 999 Burdett, currently known as the Chelsea site, was remediated in 2004 and this site 

is downhill from the Precinct, which reduces the likelihood of contamination migrating 
onto the Precinct. However, McElhanney notes that Provincial regulations for 
contamination testing and remediation have changed since 2004, and therefore 
certain types of testing were not required at that time. Onsite soil and water samples 
and vapour testing might be required to ensure that no contamination from the 
Chelsea site has migrated to the Precinct.   
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APEC 2 and 3 – on site 
• Both historic oil tank locations are within the basements of two heritage designated 

buildings, and as such we do not anticipate ground disturbance in their areas of 
influence. Should this change, a Phase 2 ESA may be warranted prior to conducting 
any activities.  

 
• A Phase 2 Environmental Site Assessment (Phase 2 ESA) would quantitatively assess 

soil, groundwater, and soil vapour at the identified APEC locations 
 

• A Phase II ESA involves collecting soil, soil vapour, and groundwater samples through 
invasive test or bore holes at select locations, and the analyses of collected samples 
by an accredited laboratory  

 
• The test locations for soil, groundwater and/or vapour sampling and types of 

contaminants would need to be determined 
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Arborist 
Overview of Scope 
Gye + Associates, a certified arborist was engaged to prepare a Tree Constraint Plan as part 
of Phase 2A. Their scope of work included completing an inventory of all onsite and adjacent 
offsite street trees, tree tagging, documenting tree species and protection status of all trees, 
tree measurements and assessment of tree health based on visual inspections, mapping tree 
canopies and protected root zones. All this information is captured in the Tree Constraint 
Plan with accurate locations drawn to scale, which will aid the Project Team during the Master 
Plan development during Phase 2B.  
 
The City of Victoria’s Tree Protection Bylaw (2021) seeks to protect and enhance the urban 
forest, and requires approval for pruning, cutting or removal of trees on private property 
through the issuance of a tree permit. Tree information from a certified arborist is required as 
part of rezoning, development, or building permit applications and approval.   
 
A variety of certified arborist reports have been commissioned on the Precinct over the past 
seven years, generally instigated by site development planning and permit/approval 
requirements. These reports were reviewed by Gye + Associates as part of their scope of 
work and informed the preparation of the Tree Constraint Plan. These reports included:  

• Talbot Mackenzie & Associates 
o Tree Assessment Report (February 2015): Health and condition assessment of 

7 trees within the School fenced playground area  
o Tree Protection Report (March 2020): Review potential impacts and identify 

mitigation strategies for existing trees in the Cathedral Commons/South Lawn 
area, based on landscape architect conceptual plans for redevelopment 

o Tree Risk Assessment Report (March 2020 & July 2020 Addendum):  Level 3 
Risk Assessment of two Big Leaf Maple and one Garry Oak tree on the 
Cathedral Commons/South Lawn perimeter (these three trees were removed 
due to risk from structural failure and poor health) 

• Gye + Associates 
o Arborist Report (April 2021): Reviewed development impacts from proposed 

school portables and proposed replacement trees, remediation, and tree 
protection measures 

o Tree Management Plan (June 2021): Prepared drawings to ensure protected 
root zones and tree canopy protection during the building and construction of 
the school portables  
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Key Findings 
 

• 75 trees with 25 different species were inventoried and inspected including: 
o 40 private trees located on the Precinct: 

 28 bylaw protect trees and 12 non-bylaw protected trees 
 7 trees with fair or poor health and structural condition assessments 

35 municipal trees located on sidewalks fronting the Precinct, of which 3 had fair or poor 
health and structural condition 

• Highest concentration of private trees is located in the Cathedral Commons/South 
Lawn area 

• 4 bylaw protected trees, including two of the largest trees (including their canopies 
and protected root zones) are on the Precinct area located within the School 
playground area adjacent to Memorial Hall, which could impact the scale and form of 
future new buildings in the area 

 
Figure 4: Tree Inventory plan showing Precinct and Municipal Street trees including tree canopy 
(green highlighted radii) and protected root zone areas (green line radii) 

Considerations for Phase 2B 
• Conduct follow-up inspection and testing as required by certified arborist for trees 

identified in poor or fair health and structural condition to ensure no imminent failures 
or potential for damage  
 

• Review potential amendments or updates to the City of Victoria’s Tree Protection 
Bylaw and assess impacts on Master Plan development  
 

• Discuss implications of Tree Protection Bylaw with City staff to determine 
requirements for tree removal and replacements and/or additional tree plantings on 
the Precinct to inform Master Plan development 
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• A certified arborist report with a Tree Management Plan will be required for a 

rezoning or development permit application. A tree management plan reviews 
development plans and building designs and considers the mitigation of impacts such 
as site access and excavation activities. If removal of existing trees is required, then a 
replacement tree planting plan will have to be included in any rezoning, 
development, or building permit application as applicable.   
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Structural & 
Seismic Building 
Assessments 
Overview of Scope 
Read Jones Christoffersen Ltd. (RJC) was engaged to conduct structural assessments of the 
four heritage/historic buildings on the Precinct, with the objective of evaluating and 
providing commentary regarding seismic code compliance and potential upgrades, 
renovations, and changes in use. Individual assessments for the four heritage buildings were 
prepared based on visual site inspections to review visible structural conditions, and a review 
of available drawings, assessments, historical reports, and documentation. This information 
was compared to historic, current, and anticipated future building code regulations from 
relevant versions of the BC Building Code (BCBC) and the National Building Code of Canada 
(NBCC). Each building assessment includes a summary of the building’s geometry, 
construction materials, history, and performance to date, along with an opinion of the seismic 
capacity.  
 

Key Findings 
 
All four heritage buildings (Cathedral, Memorial Hall, Yarrow Chapel, and Deanery): 

• Each of the four buildings were designed and built in conformance with the local 
building bylaws applicable during construction across various eras 

• No geotechnical information about soil or bedrock conditions underneath the 
buildings is currently available. This information can possibly improve the evaluation 
of seismic conditions and performance 

• Building standards have evolved significantly since these buildings were constructed 
(1920s – 1990s), including the requirement to design for seismic loads and large 
increases to the seismic design force levels as building performance and geotechnical 
risk have been better understood 

• Seismic design was not a requirement until the 1980s and therefore buildings 
constructed prior to 1985 do not have a defined seismic load resisting system 
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• The BCBC will be updated in 2023, and it is anticipated that the new 2023 BCBC will 
have a 40% increase in seismic forces compared to BCBC 2018. For all buildings this 
will mean that their current seismic capacity will become a smaller fraction of what the 
BCBC requires of new construction 

 
Cathedral: 

• A code comparison between the 1985 NBCC and the current 2018 BCBC, and the 
design forces used for the eastern addition in 1985, would have been approximately 
35% of current code requirements 

• Based on comparison with similar structures of the time, the portions of the building 
constructed during older eras (pre-1985) are expected to be capable of resisting 15% 
of current code required force levels 

• Based on NBCC (2015) Commentary L, the Cathedral building in its current conditions 
would not be able to resist Level 2 forces  

o Level 2 forces are the threshold where a major renovation and/or change in 
use can be done without the need for a seismic upgrade  

• Requirements for occupancy weights and snow loads have not changed significantly 
since the 1985 construction and the older portions of the building do not show any 
major signs of distress or deterioration. As a result, the structure is considered 
satisfactory for gravity loads.  

o The 2015 Structural Commentaries User’s Guide – NBC 2015 Part 4 Division B 
(NBCC Commentaries), which is an explanatory appendix to the National 
Building Code of Canada, allows for structures that have performed 
satisfactorily over a certain range of time to be deemed structurally acceptable 
for the occupant loads it has experienced and the climatic loads of that region.  

o This applies only to the structure as long as it remains in the same use it has 
been historically.  

o Where renovations are performed, efforts are expected to improve the existing 
conditions to meet current Code occupancy loads and climatic data. 

• Based on almost no signs of settlement, nearby rock outcrops visible at grade and the 
large weight of the building, it is assumed the foundations are bearing on sound rock.  

o Based on the site visit, there was no apparent significant cracking of the interior 
finishes or exposed concrete, indicating that there has been no significant 
differential settlement across the building.  

o The exterior sandstone masonry has delaminated in areas, but this appears to 
be an issue of the stone itself being damaged in freeze-thaw cycles, rather than 
mortar joints cracking or being soft. 

 
Memorial Hall: 

• The 2015 seismic design was to the NRC Guidelines for Seismic Evaluation of existing 
buildings 1993 and 70% of the 2012 BCBC 

• Based on a code comparison between 70% of the 1998 BCBC and the current 2018 
BCBC and the design forces used would have been approximately 30% of current 
code requirements. The older eras of construction are expected to be capable of 
resisting 15% of current code requirements. 

o The structure is not able to resist Level 2 forces based on a variety of 
deficiencies 
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• Requirements for occupancy weights and snow loads have not changed significantly 
since the 2002 renovations and the older portions of the building do not show any 
major signs of distress or deterioration. As a result, the structure is satisfactory based 
on past performance to support its current occupancy 

• From a site review there did not appear to be any significant cracking of the interior 
finishes or exposed concrete indicating that there has been no significant differential 
settlement across the building. 

 
Yarrow Chapel: 

• Based on reviews of other similar buildings, the construction was designed and built 
in general conformance with the standards of the time, which was likely a local bylaw 
for the chapel and the 1992 British Columbia Building Code (BCBC) for the archive 
addition 

• Based on a code comparison between the 1992 NBCC and the current 2018 BCBC 
and the design forces used would be approximately 40% of current code 
requirements. The older eras of construction are expected to be capable of resisting 
15% of current code requirements, based on comparison with similar structures 

o The structure is not able to resist Level 2 forces based on a variety of 
deficiencies 

• Requirements for occupancy and snow loads have not changed significantly since the 
1990’s construction and the older portions of the building do not show any major 
signs of distress or deterioration. As a result, the structure is considered satisfactory 
based on past performance to support its current occupancy as per the NBCC 
Commentaries. 

 
Deanery: 

• Constructed in 1938 as a residential building and renovated in 1995 to add a stairwell 
and small addition to the second floor, when it was converted to office use. This 
renovation does not show a third floor, so it is unknown when that renovation was 
completed. 

• Seismic design was not a requirement in the first era of construction. In the stairwell 
addition, there is possibly a defined seismic load resisting system similar in detailing 
to current designs, but it probably only restrains the addition and portions of the 
existing building. It is also possible as a minor addition that they did not require a 
seismic system or seismic upgrading of the main building. 

• Based on a code comparison between the 1992 NBCC and the current 2018 BCBC, 
we believe the design forces originally used would have been approximately 40% of 
current code requirements. Based on comparison with similar structures of the time, 
the older eras of construction are expected to be capable of resisting 20% of current 
code requirements.  

o The structure is not able to resist Level 2 forces based on a variety of 
deficiencies 

• Requirements for occupancy and snow loads have not changed significantly since the 
1995 construction and the older portions of the building do not show any major signs 
of distress or deterioration. The structure is considered satisfactory based on past 
performance to support its current occupancy as per the NBCC Commentaries 
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• Minor cracking of the interior finishes and concrete was observed, but they do not 
appear to be an ongoing maintenance concern. Settlement and movement in a 
structure like this is expected, especially over an 84-year history. Given that none of 
the cracks keep opening over time, it is assumed the cracking is from normal 
fluctuations in temperature and moisture and not a structural concern. Based on past 
performance, this building is suitable to continue as a residence or personal offices. 

• Given the full basement and straightforward regular framing of the main floor, it is 
structurally feasible to relocate the Deanery, which would involve: 

o The stairwell addition may need to be removed and rebuilt 
o Lifting the structure above the basement off the concrete footings and relocate 

the building to a new site 
o New footings would need to be cast at the new location 

Considerations for Phase 2B 
 
Seismic upgrades, if done all at once, can be invasive and require significant financial 
resources. Recommendations for seismic upgrades are provided in order of priority and a 
phased approach, with smaller scopes of work, each improving the performance of a 
component of the building. These upgrades can be done along with other maintenance 
work, such as installing new roofing, to reduce costs. 
 
The recommendations and order-of-magnitude costs for improving seismic capacity in each 
of the four buildings are provided to meet Level 4 forces, or complete seismic upgrade 
standards as per the current 2018 BCBC. While Level 4 or complete upgrades as per the 
2018 BCBC, is the most expensive and highest level of compliance, it is anticipated that the 
2023 BCBC updates will increase the thresholds and force requirements for each Level. 
Therefore, it is expected that if upgrades are completed to the current Level 4 standard, 
these would correspond to a Level 3 standard in the new 2023 BCBC. Seismic upgrades 
conforming to Level 3 standards is a requirement if major renovations or additions, a change 
in use is sought.  
 
Cathedral 

• Prioritize seismic improvements in the following order:   
o Restraint of the parts and portions of the building that pose a falling hazard  
o Floor to wall connections in the nave and bell towers  
o Steel diaphragm roof bracing in the nave 
o Review of the stability of the walls and columns in the nave  
o Installing shear walls and footings into the bell towers and nave.  

 
• Locate record drawings for the eastern addition and conduct a detailed desktop 

review, as it is possible the structure has some reserve capacity or only a small number 
of elements that are below Level 2 forces. This section is a lower priority for seismic 
upgrades compared to the western portions of the building 
 

• Based on discussions with the project engineer responsible for the complete seismic 
upgrades at the St Andrew’s Wesley Church in Vancouver, and assuming a contextual 
scope of work for Christ Church Cathedral, the structural cost would have been $14 
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million. This number should be adjusted for Victoria construction costs, and from 2018 
to current (or future) dollars. Architectural, mechanical, electrical, demolition, and 
contractor overhead costs are not included in this number and will vary depending on 
the scope of work and RJC cannot comment on their probable cost. 

 
Memorial Hall 

• Review steeple and masonry chimney to ensure they are not a falling hazard in a 
seismic event 
 

• Prioritize seismic improvements in the following order:  
o Restrain the parts and portions of the building that pose a falling hazard  
o Install new plywood and blocking and nailing on the roof over the gym  
o Reinforce connections between the gym roof and exterior walls  
o Review the stability of the walls and columns in the gym and rooms to the west 

and install strong-backs as needed  
o Install shear walls and footings in the gym and western rooms.  

 
• Based on other similar upgrades completed by RJC, expected structural costs for a 

Level 3 seismic upgrade to the gym and western rooms plus any remaining items in 
the eastern end of the building would be roughly $1,100,000. Architectural, 
mechanical, electrical, demolition, and overhead costs are not included in this 
number. They will vary depending on the scope of work and RJC cannot comment on 
their probable cost. 

 
Yarrow Chapel 

• Locate structural record drawings for the archive addition and conduct a detailed 
desktop review to identify whether potential seismic upgrading was included  

 
• Prioritize seismic improvements in the following order: 

o Reinforce the connection between the roof framing and the exterior walls  
o Install new sheathing and nailing of the roof diaphragm when new roofing is 

applied  
o Install new steel elements that stiffen the exterior walls.  

 
• The ceiling of the chapel was showing some peeling plaster and paint, but these 

appear to be issues with the roof leaking rather than structural movement. It is 
recommended that the roof be reviewed and repaired if necessary to ensure no 
further leaking occurs. 

 
• Based on other similar upgrades completed by RJC, expected structural costs for a 

Level 3 seismic upgrade to the Yarrow Chapel would be roughly $120,000. 
Architectural, mechanical, electrical, demolition, and overhead costs are not included 
in this number. They will vary depending on the scope of work and RJC cannot 
comment on their probable cost 

 
Deanery 
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• Review structural conditions of the two red brick masonry chimneys, which have a 
slender aspect ratio. Chimneys such as these can be a falling hazard in a seismic 
event. 
 

• Locate structural record drawings for the stairwell addition and complete a detailed 
desktop review, as it is possible the addition included some seismic upgrading and 
would affect the implementation of the below noted items 
 

• Prioritize seismic improvements in the following order: 
o Removal or reinforcing of the chimneys  
o Install new sheathing and nailing of the roof diaphragm when new roofing is 

applied  
o Complete the remainder of the seismic upgrade items.  

 
• Based on other similar upgrades completed by RJC, expected structural costs for a 

Level 3 seismic upgrade to the Deanery would be roughly $300,000. Architectural, 
mechanical, electrical, demolition, and overhead costs are not included in this 
number. These will vary depending on the scope of work and RJC cannot comment 
on their probable cost. 
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Communications 
A communications plan for  sharing findings and 
key considerations from Phase 2A with internal 
and external stakeholders is outlined below, 
including timelines, participants, and formats. 
Sharing updates with stakeholders and 
participants involved in Phase 1 and 2A will ensure 
that these communities are well informed while 
also providing them with an opportunity to share 
feedback and continue to participate in this 
project. , Communicating updates in the form of 
progress updates will help maintain project 
momentum, while generating renewed or new 
interest, and excitement from a variety of 
communities with interest and attachment to the 
Precinct.   
 
At the start of Phase 2B, a robust consultation and 
engagement plan will be prepared for BFTF 
approval. This plan will identify stakeholders, 
engagement methods, format, and timelines, to 
ensure that the Master Plan development process 
benefits from a variety of perspectives to meet the needs of diverse communities. 
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Table 2: Communications plan for sharing Phase 2A updates 

Stakeholder Lead Timing Format & Materials 
BFTF Steering 

Committee 
Wiser Projects 
and Committee 
Chair 

September 
20, 2022  

• In-person and/or virtual presentation at monthly 
meeting  

• Phase 2A Summary Report presentation: key 
findings and considerations for Phase 2B  

• Members to share Report within individual 
organizations 

Anglican 
Community  

Wiser Projects 
and Committee 
Chair 

October 
2022 

• Update BFTF website page with Phase 2A Report 
Executive Summary and other information as 
appropriate  

• Host virtual presentation and info session open to 
the community  

• Include Phase 2A Report Executive Summary or 
relevant sections/details in web, e-newsletter, 
social media, email and print communication 
channels and materials for distribution to Anglican 
community  

School Board 
and Staff 

Wiser Projects October 
2022  

• In-person and/or virtual presentation  
• Phase 2A Summary Report presentation: key 

findings and considerations for Phase 2B 

Cathedral 
Community 

(various 
groups) 

Wiser Projects 
and Dean 
Ansley 

October 
2022 

• In-person and/or virtual presentation  
• Phase 2A Summary Report presentation: key 

findings and considerations for Phase 2B 
• Include Phase 2A Report Executive Summary or 

relevant sections/details in communication 
materials and channels used for regular updates  

Anglican 
Diocese of BC 
(staff and/or 

Diocesan 
Council?) 

Wiser Projects 
and Bishop 
Anna 

September 
or October, 
2022 

• In-person and/or virtual presentation  
• Phase 2A Summary Report presentation: key 

findings and considerations for Phase 2B 

External 
Groups: City 

staff, Partners, 
Neighbours, 
Funders, etc. 

Wiser Projects 
and Committee 
Chair 

October 
2022 

• Email update with Phase 2A Report Executive 
Summary, links to online presentation, and other 
information as appropriate 

• Virtual or in-person meeting or presentation as 
needed for select group(s) 
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Conclusion 
Summary 
Phase 2A has gathered and organized archival/historical information from a variety of 
sources, along with producing new and detailed records and reports about site conditions, 
as part of a due diligence process. This information will help inform the development of the 
Master Plan in Phase 2B. The site information gathered and produced during Phase 2A will 
be a valuable resource for any future planning or development activities onsite and as such is 
an investment in the Precinct, that will help reduce and manage uncertainty and risk for future 
planning and development activities. By extension, this information also helps reduce 
potential unanticipated costs for future design, development and building upgrade projects.  
 
Information gathered in Phase 2A has also posed questions and identified opportunities for 
further consideration which will be continued during Phase 2B. This includes the need for 
further invasive geotechnical and environmental sampling. Further discussions with City staff 
to explore a HRA will help balance preservation and conservation of heritage assets while 
creating room for future needs through a financially viable and sustainable Master Plan. 
These discussions will help define potential increases in new building heights and density 
and expanded uses along with relaxed zoning regulations for future new developments.  
 
Phase 2A has identified the need for at least $21M in funding for civil offsite infrastructure 
upgrades and seismic upgrades for the four heritage buildings on the Precinct. These 
estimates include construction costs and do not allow for planning, project management, 
permit fees and other soft costs. However, these initial order-of-magnitude estimates provide 
an early indication of the scale of financial investment required to realize the aspirations and 
goals of Phase 2. These cost estimates will be refined during Phase 2B, based on further 
research and investigation. This information will be important to ensure the preparation of a 
viable and sustainable financial plan to implement the Master Plan.  
 
Funding the Master Plan will require collaboration and partnerships from a variety of internal 
and external, public, and private stakeholders, partners, donors, and funders through a 
variety of avenues including grant funding, development partnerships, and fundraising 
initiatives. Communicating and engaging with a variety of stakeholders throughout and 
regularly during Phase 2B and 2C will be crucial in securing required funding as well as 
regulatory approvals from the City of Victoria.  

Next Steps 
 

1. BFTF Steering Committee review and approval of Phase 2B work for Masterplan 
development as presented in Appendix A 
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2. School Board and Diocesan Council decision about School business plan 

 
3. Execute communications plan to share Phase 2A updates and launch of Phase 2B with 

internal and external stakeholders 
 

4. Develop Governance & decision-making systems to support Phase 2B work including: 
a. Formalize Project Team membership and budget and direct senior staff to 

execute contracts with Project Team and consultants 
b. Project Team to draft Guiding Principles for Master Plan and BFTF Steering 

Committee to review, revise as appropriate and approve 
c. Project Team to establish Terms of Reference for a Development Sub- 

Committee under the BFTF Steering Committee, and interview and engage 
members 

d. Project Team to draft Partnership Framework to guide discussions with 
development partners; BFTF Steering Committee to review, revise and 
approve  

e. Project Team to initiate follow -up discussions with interested development 
partners based on Partnership Framework  

f. Project Team to draft engagement plan for Phase 2B 
 

5. Alternative next steps: 
 
The inclusion of a new or expanded school building has been a central premise and spatial 
element in the Master Plan development process throughout Phase 1 and into Phase 2A. At 
the time of writing this report, the School business case was not complete and therefore 
there is a level of uncertainty around the timing and assumptions of progressing into phase 
2B.  
 
In anticipation of potential delays or alternate plans for the School, an alternate workplan for 
Phase 2B has been drafted to maintain momentum and build in flexibility during the Master 
Plan development process to more easily respond to the School’s evolving circumstances. 
However, should the School business plan not be completed in September, or the School 
Board of Directors and/or Diocesan Council chose not to proceed with supporting an 
expansion project at this time, a contingency interim Phase is suggested for 6-8 weeks 
(October-November), until the next Diocesan Council meeting. This will ensure project 
momentum and allow the Project Team to prepare for a possible revised Phase 2B work plan. 
The activities included below will be required as part of a Master Plan in either scenario (with 
or without new/expanded school): 

a) Develop stakeholder engagement and communications plan including Songhees and 
Esquimalt First Nations 

b) Project Team to identify grant funding opportunities and apply for funding to support 
heritage restoration, preservation, and adaptive reuse of heritage buildings 

c) Project Team to draft Guiding Principles for Master Plan and BFTF Steering 
Committee to review, revise as appropriate and approve 

d) Project Team to establish Terms of Reference for a Development Sub-Committee 
under the BFTF Steering Committee, and interview and engage members 
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Appendices 
Appendix A: Phase2B revised workplan 

Appendix B: Visioning Workshop 

Appendix C: Preliminary Heritage Strategy & Updated 
Statements of Significance  

Appendix D: Civil Base Plan 

Appendix E: Geotechnical Desktop Report 

Appendix F: Civil Engineering Memo 

Appendix G: Environmental Phase 1 Report 

Appendix H: Arborist Tree Constraint Plan 

Appendix I: Structural & Seismic Assessment Reports 
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