CITY OF KELOWNA

MEMORANDUM
Date: April 15, 2008
File No.: 0710-20
To: City Manager
From: Civic Properties Project Supervisor
Subject: Laurel Packinghouse Structural
RECOMMENDATION:

THAT Council receive this report dated April 15, 2008 from the Civic Properties Project Supervisor for
information;

AND THAT Council direct staff to address the structural deficiencies of the Laurel Packinghouse by
returning the roof line to its original heritage configuration and investigate the option to use at least
some of the remaining space under the roof for offices;

AND THAT Council direct staff to include mechanical, electrical, life safety and code compliance
within the scope of the historic restoration:;

AND FURTHER THAT Council direct staff to report back on a restoration plan for the Laurel
Packinghouse at the completion of schematic design, including estimated construction costs, potential
funding sources, exterior/interior sketches and a business case to support re-configuration of second
floor offices within the remaining space available.

BACKGROUND:

The Laurel Packinghouse was originally constructed in 1917 and is one of the oldest and largest
packinghouses that remain in British Columbia. When the City of Kelowna purchased the building in
1978 it was in a condition of disrepair. The plan was to demolish the building due to its run down
condition and make way for development. This met with disapproval from the community and a lobby
group was formed to save the Packinghouse. Their efforts were successful and with support from the
Council of the day, the money set aside for demolition was re-directed to establish a Community
Recovery Plan. As a result, the Laurel Packinghouse was the first site in Kelowna to receive a
municipal heritage designation (Bylaw #5480) and in 1983, became the first large scale heritage
restoration project for the City of Kelowna.

The renovations in 1983 resulted in restoration of the exterior, an addition of a second floor office
space under a raised roof and modification of interior floor elevations to create rehearsal space,
meeting rooms and a stage on the ground floor. Since then the public uses for the Laurel
Packinghouse have changed to include the B.C. Orchard Industry Museum, the B.C. Wine Museum,

and community rental and office spaces.
V
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In 2005, during an inspection of the basement of the building, it was discovered that one of the
supporting timbers had suffered significant dry rot. The timber was initially stabilized and ultimately
replaced in 2006. The discovery of the dry rot raised concerns of further building issues and resulted
in 2 further building condition assessments and a peer review:

1. A structural investigation by Elbury Dolan to ascertain the capacity of the building to resist lateral
forces due to either wind or seismic events and to provide general recommendations for any
remedial work that may be necessary (see Annex 1).

2. A heritage and development plan by Donald Luxton to assess the current condition of the building
including all other building systems given the potential impact of report #1 and to help determine
the future uses of the Laurel packinghouse (see Annex 2).

3. A peer review by CWMM Consulting Engineers Ltd. to verify the findings of the initial structural
review and provide a second opinion on the recommendations made in the original report (see
Annex 3).

The initial Elbury Dolan structural report and the subsequent peer review by CWMM Engineering are
both consistent in their findings. Due to the roof alterations and the addition of the second floor offices
in the 1980°s there is a significant deficiency in the lateral stability of the structure. Both reports also
agreed that a complete structural review of the building would be required to determine the extent of
the structural deficiency and engineer a solution.

The Donald Luxton report went a step further by providing a condition assessment of the mechanical,
electrical, accessibility and life safety systems in the building. All systems were found to be in various
stages of disrepair and in some cases at the end of their service life and in violation of code
requirements. Two alternatives were considered to address the main deficiencies — 1) restore the
building roof line and decommission the second floor offices, or 2) take measures to retain the second
storey and current roof line.

The key factors considered in recommending between these alternatives were (1) what is best for the
heritage values of the building, (2) what is cost effective and (3) what will facilitate community use of
the building.

Heritage:
e From a heritage point of view the Laurel packinghouse is best interpreted and celebrated as a
heritage structure first and foremost. The alteration of the roof line and addition of the second
floor offices in 1983 provided a revenue stream to support the operation of the building but did
not provide any heritage or historic value. But, the modified roof line did detract from the
original exterior visual appearance and is compromising the existing heritage fabric of the
building as evidenced by visible cracks in exterior brick walls and sagging timber trusses.

Use:

e According to the Donald Luxton report, retaining the current roof line and second floor offices
will cost $870,000 more than the cost to remove the second floor and restore the original roof
line. At current lease rates for the second floor offices it would take over 20 years to recover
the additional costs of retaining the second floor offices.

Community Use:
e The Kelowna Museums Society has increased public use of the building by incorporating the
BC Orchard Industry Museum, the BC Wine Museum and facilitating local arts and cultural
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projects. This should continue and be nurtured. A more historically accurate restoration would
help reinforce the Laurel Packinghouse as a tourism destination, provide opportunities for
museum space and continue to encourage community use.

Taking all this into consideration, the recommendation is to return the roof line to its heritage
configuration. Any additional required structural upgrades would be done to enhance and interpret the
original heavy timber construction. As a compromise regarding the office use on the second floor, it is
recommended that Civic Properties explore the re-use of remaining space under the roof for offices.
This will provide some revenue to support building operation, and provide limited accommodation for
community uses to animate the building.

FINANCIAL/BUDGETARY CONSIDERATIONS:

The estimated construction costs to address the most significant issues with the Laurel Packinghouse
are estimated between $1-2 million depending on which restoration approach is adopted. The City
has a budget of $233,000 which has been carried over from the 2007 budget for this project. Attempts
by the City to acquire additional funding to complete the project thorough a Municipal Rural
Infrastructure Fund have been unsuccessful to date. The Kelowna Museum Society has also been
unsuccessful in getting funding from the Provincial Direct Gaming Access Fund.

Our funding applications are coming up short. Funding agencies have requested that we establish a
clear scope of work, move forward with design, establish construction costs for this project and secure
the minimum matching funding required for the grant applications.

The estimated budget required to complete schematic design for the project is approximately $70,000
and will be funded from the unspent capital budget carried over from 2007 for the Laurel Building
structural repair. It is expected a capital budget submission will come forward for 2009 to cover
construction costs.

TECHNICAL REQUIREMENTS:

Restorations are subject to R326/07.03.26, adopted on March 26, 2007, which requires that the
“Standards and Guidelines for the Conservation of Historic Places in Canada” be referenced as a
guideline in heritage conservation projects.

EXTERNAL AGENCY/PUBLIC COMMENTS:

The Kelowna Museums Society operates the Laurel Packinghouse and has been a full participant in
the 2006 condition assessment of the Laurel Packinghouse and is developing a conservation plan for
the future that integrates this important building back into community life.

The Kelowna Museums Society was fully consulted prior to this recommendation coming before
Council and is in full agreement with a restoration plan to return the roof line to its heritage
configuration and use the remaining space, particularly under the North roof and the East and West
gables, for offices. Any displaced tenants will be provided ample opportunity to find new
accommodation.
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ALTERNATE RECOMMENDATION:
Begin a design process which includes the repair and upgrades required to retain the 1983 roof
alterations and second floor office renovations to the Laurel Packinghouse.

Considerations that were not applicable to this report:

INTERNAL CIRCULATION TO:

LEGAL/STATUTORY AUTHORITY:
LEGAL/STATUTORY PROCEDURAL REQUIREMENTS:
EXISTING POLICY:

PERSONNEL IMPLICATIONS:

Y‘-'Q_;, B =T

Martin Johansen,
Civic Properties Project Supervisor

/',?
7
7
Approved for Inclusion: :
Cc: David Graham, Director of Recreation, Parks and Cultural Services

Paul Macklem, Director of Financial Services
Randy Cleveland, Civic Properties Manager
Lorna Gunn, Cultural Services Manager

Ron Forbes, Property Manager
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Terms of Reference
was retained by the Cily of Kelowna to porform s investigation of

Elbury Dolan Consulting Litd.
The mam purposs of g

the Lawel Packinghouse building at 1304 Ellis Streot i Kelowna,
apacity ol the buidding to resist fatceal Forces due o cither wid ar

nvestigation iz Lo asceciatn the o
general recownendations for any remediul waorks that may iL:-e_-

soiamic event, and to provide
HOCSIRANY L CnSLre [h:l[ the huilding can sately resist such lateral loads

Reference Materials

The origingl building was a single-storey siructure having & full basement, built with loacdbeaiing
hrick per fmater walls and heavy timber floor and roof members (Le.: colunus, beams wnd frusses)
The main roof clements are nine pairs of north-south oriented heavy timber trusses, cach spanning

half the 840" width of the building (Sec page 3). These trusses are spaced at 150" oo centres ad
arz supported by brick pilasters an the outside walls and on heavy timber solumns along the
conterling of the huilding. The age of the hailding is unknown.

centa

bn 1383, John Woodworth Architect of Kelowna was retained to design the additian of 2 sccond
srarey within the roof space of the existng bmlmm He: prepared a ser of drawings moeled “THE
CAUREL PROJECTT and dated Deceraber 1983, The Full set of drawings for this (983 project w
included as information with a sct of drawings prepared in 2000 by Maliby & Hill Architeets Ine.
and Renaissance Architecture Planning Ine. The Maltby & Hilt/ Reuaissance drawing sct s entitied
LAUREL BUILDING MASTER PLANNING ANE LOADING DoOCk ReENOVATIONS™. NMa Swustural
Engincering drawings arc included in either the 1983 or 2001 sets of dacuments.

Site Investigation

We conducted a site inspection of the existing building during the afterncon of Thursday, 10 August
2006. During the cowrse of that visit, we concentrated on the type of structucal systems i place,
rather than on the condition of individual components of those systems. In general, we confinued
that the pravisions of the 1983 Woodworth design had been completely wplomented.

Discussion
The 1983 Woadwortl desian mvolved the sddition of a sccond flaor structuwre supported by the
ginal heavy timber trusses, and signitican! modification of the ariginal

bottom chords at the onig
E\ld:.

racfline ro allow iustallatlor-. ofa r:on_mnuom shed-type donmer and (e of fonestatiow an cach
af the original roof ridge (i.c.: one line of windows facing to the north, another ta ihie south)

A toad-patl analysis was performed of the existing bulding, comprismg an atteopt w dentify die
pativ by which fateral loads are wansnutted from the various supastiuctwre claments iny die
iy
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l.oat] Path Analysis

[mplamentation of the 1953 Woedworlh design invobved tenmval of a substantial portion of the
ariginal roof surface mnd replacement of that surface by a new continueus shed domwer on either
side of the ridge. This work cffeetively climinated e duphragm Tunction of the original roof
surface over the extent where that orighial roof was repved. Ouiside the bounds of she now shed
ool two rows ot slelights were sdded, one i each bay berween adjpeent trusses. Thase sioylights
innit the offeccivencss of the ramainimg perlion of the &rigingl diaphragm Furthormaoi, the ns
shed roof surfases cannot be said to act as an offective roof diaphsagin, becavse they do not conneel
with any wall clement that might act as a sheacwail, That is, the ‘outside” wall al the extromity of cach

shed roof s perfovated by 2 continucus sirip of fenesiraiton, and po wall oxjsts bepeath the

intersection of the 1983 shed vool surface and the ariginal roof surface.
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ORIGINAL CONDITION
Figore 2

The sceoned floor added in 1983 cannor he said to act &5 & diapheagm because it docs not meet or
wn thai the seeond Aeor s discontinuoig acioss the

connoet with any wall clomond below Also
v s highor than the Hoor on either side), diaphivagm
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DISCONTINUOUS DIAPHRAGM
| SUBSEQUENT TO 1983 RENOVATION
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CONDITION AFTER 1983 RENOVATION

Figure 3

The upshoi of this discussion is that there presently cxists no well-defined path by which lateral
leads m cither orthogonal direction might be rransmitied inte the foundation. The discontinuons
nature of the Ioad path for lateraf loads might best be illustrated by reference to Figures 4, 5 and 6,
heing three-dimensional renderings of the building in the hefore' state (Figure 4), ‘after” the 1983
renovation (Figure 5), and after the 1983 renovation, with the roof removed to pravide a clear view
of how the sceond floor diaphragns are not conneeted to the perimeter shearwalls. [t must be noted
that the existing heavy-timbar trusses do nothing as regards resistance to lateral loads; for lateral
loads in the north-south direction, these trusses merely transfer lateral loads from the second floor
diaphragm irifo the heavily-perforated roof diaplivagm. Similarly, the shed roofs over the new (1983)
second floor offices cannot be counted on to contribute anything to the stiffness of the roef
diaphragm because of the continuous strip of windows. The glazing would have to act as parl of the
diapheagm for the shed roofs to be effective, and this is clearly notallowed.

Apother aspect of the 1983 renovatien which affects the structural capacity of the huilding was the
comstraction of vaised aveas of the main floor. These raised arcas, distributed throughoul the area of
the building, are 2-07 above the clevation of the oviginal mam floor. While the simpicst means of
creating these raised dreas (from a Strueneal standpoini) would have been o wstall aswy 1oor jaists
bearing on low walls ahghed with the original beams, the astual mathoed amployed was o remove

the ariginal floor struciure and rase & to the new elevation, This has bad the affect of preating farge
perforations i (e onginal wam door diaphragm, therchy dramatically raducing irs shiffiness G
that the clevation of ithe ergmal main floor is abput 407 above street level, the main floor

el e, wEivureenizal in rransrrltine fatoral londs frow the soparshuciure inlo
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ANNEX 2: Donald Luxton Report
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1. EXECUTIVE SUMMARY

Introduction
Sonald Luxton & Assocates has baen commissionad to dovelop a Herdtuge & Development. P
teth century industria. brick building, situated in the

AN

for the Laurel Packimghouse an early twen
vz, Britsh Colambia. The Laurel Packinghouse prowvides a strong anche:

dovntown core of Ke
1o Kelowna's nasl, and has extremery sigaficant vaiue 1o the commanity and the region. Having
been rescued from demolition and restored 1 the early 1980s, the naxt phase of the building's e

has to be determined For the iast twenty-five years, the Lawrel has been vied to promote agn

P 0 the remon and support Cormunity arts iniatives and ather community funciions
P} i ‘n’ v

F

The Laurel Packinghouse s one of the leadng foatures of K
5 &

+

sigwna's neritage. It has served as a
catalyst for the developrnent of hentage conservaiion awarcness and a generator for the Cultuial
District, and its value to the City and the commumty 15 dearly racognised. For several decades, it
cility and museum structure, and is now

has served ity original mandate as a comrmunity heritage f;
at a point whare it requires further renewal and investiment o continue to serve the community. It
s now timely to raviait the vision for the structure and ensure that it cantinues in a relevant role
o the futuee The purpose of this repart s 1 asiass the cunent situation and help detarmine a
rreaningful future for the Laurel. one that s best for both the building and commenity.

Heritage Value of the Laurel Packinghouse

The Laurel 1 one of the oldest and largest original fruit packinghouses that remain i British
Celurnbia 1t was an important component of the Okanagan fruit industry and represents the Fistory
of agricultural development in the area. The fruit indusiry was an sconomic driver of the area’s
prosperity and an irmpartant clement in the economic, cultural and physical evolution of the region.
The Laure! developed in conjunction with a growing network of raif and road transport, another
vital ingredient in the region's evalution. Rail lines once abutted the building, as reflected in its
diagenally-cut form.

The historical value of the Laurel was recognizad at a very early point in the development of
Kelowna's heritage program. It was the first site in Kelowna to receive municipal heritage
designation (Bylaw #5480) and was the first large-scale civic restoration project Qriginally slated for
demolition, it was a community effort that led to its preservation and restoration. Since its
rehabilitation the uses have been public, including the B.C. Orchard Industry Museum. the B.C.
Wine Musewn and cammunity rentai and arts office spaces. The Laurel 15 a prime iesource for the
nterpretation of agricultural histary and is a centre of agri-tourism in the Okanagan Valley.

Current Situation
Recently structural, arechanical, electical and code-comphance deficizncies have been recoymzad

d out. the Citv of Felowna comimissioned this

Before piecemazal repairs and up-grading are
report 1o gather together nfarmation on the Laurel Packinghod
s the hullding into the commumty.

s currant condinan and future

Anction to farmulatz alogcal plan for its future tat integ

¥

cen determined that due to the atroduction of & sacand floor o U
vishle cracking

]

reral stabiity of the stuciure, There 3 alsa

winicony openings nto Hie foundation Twa sotenual mzih

e
w0 1o wtraduse structural moment Fameaes Lo prowde 3 s
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fames would bave 3 sgnifcant inancas and wsual wmpact on the budaing. This i twn rasss

with hartage and functional cancems,

questions about how best

i addition, thers ars alse major deficences in the mechanica systems and alse a aumber of issuss

=

alecaton, Given the challanges faang the buiiding Tabic

~ith the neffoensy of |
.T-"'..*_J current e, 2 fundame

Upper Lewal and restora the

CuTent snace
tal deckion needs to be made and that v‘.‘ﬂ*‘l"r to remaove the
88

A

dding 1o s oaginal dppearance o e f]r and vpgrade the Uppor

Level

A Renewed Vision for the Lourel Packinghouse

arder to determing the most appropriate future for the Laure house, the following key

paints should be considerad:

[ The Laurel should zontinue to a7t as an anchor (o the sastern boundary of the Cultienl
Diistrict.

The Laurel should continug to augment the functions and acovitics of the Cultural District
and act as a catalyst for its further developmant of cultural activities

3. The Laurel should continue to provide museum space and apdortunities for commurizy

o

use.
4 r'l. more nistorically sccwrate restoration of the onginal industnal neritage characier should
e undertaken.
& The surrounding site should be develeped as part of ion of agri-
busness

&, The City should pursus OPPON DES £ ACqu pr apariy that would complete the
northern and eastern adges of the Cuitural [ istrict and develop appropriate new uses and
activities that will augment the ewsting character am‘i strengths of Lht. Laurel,

Next Steps
The following are the next steps that the City should consider in determnining the future of the

Laurei Packinghousa:

i, The exsting structural studies should be validated through additional assessments that wil
confirm the extent of structural deficiencies Once complete, final decisions can be made as
1o the mast appropiiate structural remedies.
Once structural issues are clanfied. further decisions can be made regarding space allocation
and programming within the building
30A R:‘st-’u tion Plan should be developed that v
appropriate industrial appearance and enhancad functionality. This should include a review
oi wvallable funding socurces.
e ity ;nuuld ravieny opportumties prasented by non City-owned properties to the

T 1

foand east of the Laurel Thers are a sories of sites at the nariphery of the Cultural

fed

will facilitate improvements that reflect an

s

s
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The foliowing excerpl
oxcellant averview of | h Fistoric development of the Laurel Packinghause

2. HISTORIC DEVELOPMENT

Darte of Construction: 19}7-18

Original Owners & (Assumed) Architects: The Batsh Columbin Growers Ltd
Conrractor: “Ward & Baldock and |, Hanis

Construction Cost: 18,000

taken from "Cascade-Laure! Packinghouse House™ Dy KOW Wilson, givies an

Physical Daszapticn
Tius Packinghouse is situated oo ot nmber 30 310 and 32 o] Kalowna ity plan minber 744
I”p r"(]f’ WS J.n,mc./ﬂ‘f Dy My R E Prikwyson [\)1’“:‘ cnd the !’f""n””l(‘ 1 hay noi Cf'(—ll—-"‘_—ff’(’

since thot survey.

=

Alihough addressed as being on Eilis Street the buildng's loading entrances actually front
Cerston Avenue. The ’*._rs--f‘n A and si storey rise 1o aq 34 ’c:ut gable roof and hos bemmeter

dimensions of 142 feet Gy 96 leet. Foorings and the foundation are concrate. the latier wolls

being 13 inches thick

The builiing 15 distnguishad by backwork ewdent on the externol woili. Ar the ost vt wast
ends of the building ihese walls are finished by strong tiered comices. The biick was prabobly
manufictured n Kelowno by Kelowna Brick Warks. but, as yet, this has not been coiifirmad,

The structurol supports for the building are typical of earty twentieth century constiucten. These
supports consist of 12" by 12" and 12" by 14" girders and columns joined with 3" by 10" floor
joists. The basement ceiling cears 6'8" and the first floor clears 14 feet. Access to the atnc areg
i5 gained by manhales Incated ot the east and west ends of the building.

Heating was provided by stoves and these were serviced by four chimneys. Electnc lighting was
avaitatle in this port of the aty and wos used

To daie the building has undergone nine intesior or extenior chunges as acknowledged by e
City of Kelowna Bulding Department filss. Following is the succession of these changes:

cp

. Constuction, 1917-8. The Brtish Columbia Growers Lz,

2. Roof jonuary 5, 1928 Keiownn Growers Exchangs,

3. Chenge office locavon, May 15, 1937 Crown Frut Co

4. LJrhr esion of basemient o cold storage May 30, 1938 Crown Fruie Co.

5 Cover of unloading a"ﬂu. August 29, "7" { (f(‘ it Frast o

B 4-"1'1 nsion of existing pladform Moy 29, 1945 Laurei Ce-operouve Unian

7 Removal of offlce and restrooms, Noversber uf' 1958, Lensral Co-pprerane Usien,

& PBuild ramp 1o first floor, Moy 190 Laural Co opecatve Unioa

@ Endres door, buikd iampy and wazhemern, March 29,1950, Laurai Coopedative Union
P8 Remove okt shinping office, build new office and frst aid room June 12 1261 Lourel

Co aperieve Hhion

g el Domald Lostor 2




hstory

iy 14217 Batst Co

o fudy D717 dnti L furnihiel Growess Luratect apjslied for and ;-,r,r_-\;', grnnie g “Now Buslch “‘
penmit for the coistucaon of dvs porking nouse. Lois 30, 31 and 32 of Plan 7
el the contract was awarded U the facat finn of Waedl, Baidock and Hains Aithouph dotad o

July 1917, the budding i of such o size (142 by Q4" by 34 fugh} that one may presume

A wie Gt ed

1§
consiruciion centnued aitn 1918

M Barney adcDionald, Ade Hhsimiton ond A Dick jennins were the ewners ol this early packing
arans of the fochty mio the 19220s. The Regstrar of Lompanies (90
Dishostion of the company’s

compuny aodd contierd oper
ihe Province 1ecords dissolution of the U).."I,H-h y i tha foli of [924
deseis o thar me couid not be keeatad and reference 1o the packing nouse cannol be founit
agaa untit 197 '8 I jonudry of “thert yaor onoiben budtheg pecTir was ahphed for - ihis ime G
replace the roof. The owner of te bk Jing 15 bsted o Kelowna Growers Exchange. o frui

packing company that begon n 191 3

I 1928, the Crown Fewss Company bagan aperatons in Kelowna, Te aempany apbears w have
bean successful and by May 1937 hodd purchased the packing house ,r'a'n Felowna Growers

Exchange.

Fhes lote 19306 and gody 1940s was g ome thal helo great iechnalogical markeling chaages m
the enuse fnut wdustyy The man technolagieal change wirs (he i schicnon of cold swrage
joctites. Mot o be oudone by other local packers. the Crovn Froit Cornpany converted the
faciity 0 1938 With thus naw seivice

aptre bosement areg of packing hotse mto a cold storag
the company could ffer the growers extendad hfe almost ofl morketable fuit

This mayjer technologicol adwince veas complernented by changes in the morketng of frur
products. Of these changes, the most impact wos felt by the formation of o marketing
organizotion-B.C. Tree Fuits—and by the more forward “Co-cperative” packing houses. Of oif the
co-oparatives [ormed from private packing businesses it was the Lowre! Co-operative Union that
purchased the assers of the Crown Fruic Company ond thereby acquired ownership of the
"Coscode-Laurel” building. At the time of purchase, the Laurel Fiit Company was in the frocess
of becoming the Lourel Co-operative Union and was ncorporor el as such on February 23, 1942

The Laurel Co-aperative continued ownership of the packing house and in the early 19705
aneilgenmated with the Cascade Co-operutive. Hence the signage on the building reads Cascade

Lawre! aperations.

in 1978, the City of Kelowna purchased the building which by that stage. was rur-down and lookaed
ursightly with it wooden fean-tos in various stages of disrepair. The plan was to demolish it

pecause of the condition of the buildng and to make way for cxpectad city expansion. This met
jons wath i &t a

with unanticipated disapproval for the community who had strong socizl assoca
en as a nl to the Okanagan \/a loy's impertant orchard heritage
and in D"C- mber 1983 after an nial study, the City Councd gave

ish a Community Recovery Plan For the

personal level and it was
fobty group was formed
tihe money they had sat aside for demohbon 1o estat
following st yoars the budding was exicnsvery restor
chitect John Woodwarth, s naw use was for office 5|
space. meeting rooms and a staga on the ground flace A

frrstl;- by Gerry Allard and folawed by

A e for loca: arts groups on The noew uppar

ieval and community usa with ranaarn

S v alsa plened for the bunld

mmarkst 60 2. but this was nat realised
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apacle was Duiit on the south eas! comer of the budding and twao

b 1987 & aew ramp and pror

years aler The British Columbia Orchard Industry Museum opened its doors on the rrain floor
vath the BC Wine Museurn and VYOQA Wine Shap opening 0 1796 During the fimst vear of the
ned 20000 and about 11000 oeeple made use of the
ant currenthy stores museumn atefacts that de nof

Ovchard Fuseum visitar num
community space on the man i

require contralied environmental conchtions,

Documents Referenced & Drawings Reviewed

Title Authar Date Type

Laurel Archuvn Photographs Kelowena Mluseuin Varois Pharographs
Archives
Law el Avchival Photograph B Arcivves i968 Fhotograph
“Cascade-lavrel Packinghouse KW Walson, Relowna 1982 Docurnant
House” Centennmiai Museum
ASOC
The Lawrei Frojecl John Weodwerth 1983 Drawangs (23)
Architect
Rz fire separation and cocupancy City of Kelowna 1953 Letter
Laurst Packing Housz Bullding.  Wocdwaorlh Uinch Foe 1987 Dranvangs (3}
Sauth Ramg & Promenade
Basement of Laurel Building Unknown Undated Dravangs ()
The Lowel Returns Ursula Surtees, Canadian 1994 Documeant

Parks Recreation Assoc.
The Wine Museumn, Rencvation  Unlnown 1956 Drawings (3)
- Praposed Changes
Drawings and Specification for - Maltby & Hill Architects 2001 Drawings (8)
The Laural Bulding Leading and Renaissance Planning & Specification
Dack Renovations
The Laurel Packinghouse ¥erth Orchiston. 2005 Docurment
Operations Supervisor




3. STATEMENT OF HERITAGE VALUE

Note: This Statement of Sianificance was nrapared i 2003-2004 and has not been revised
3 =t}

Description of Historic Place

The histaric place is the two-starey brick and tinber-frame 8.0 Growgers Packing House, buit as an
carly Lweniati- d at
1304 Ellis Stract, adjacant 10 Kelowna's Dowinrovn area,

Lary ndustmal budding o 1518 and now occupizd by pao musaums, loca

Herituge Yalue
The builchng has v
varous fruit shippers, botn ndepzndent and coonera
current different bu clasely related heritage exhibition function, and for representing the value that

cend on the

Houses Fernaiming n Kelowna which senved

s a5 cne of the aldest frut pack

it has further value o s

2, EvEL The

the community piaces on conservation, on the history of the agrcuitual indusiries
cultural industries. The building alsa has valuz as a good, reprasentatve example of a packing house.
The building was bt in 218 by Ward and Baldock, well kiiown jocal Contractors, far B Growers
Lid. Tre frm owad 43 start to Byan flcDonakl who hacl begun ai a salesman for tha Frat and

Lon of manager of tha

& W = H i
ant fruil shipoing house,

hange in Ottawa, and carme to Kelowna in 1907 to take the p

'
Ealowna Earmers Bxchange in 1913 MeDonatd established an indape

80 Grawars Ltd, for which this bulding was constructed in 1318 The company was sold n 1923

during the move to consolidate fruit handing McDonaid bacame sales manager of the new
Assomated Growers for a year, then in 1924 he formed another independent firm, BC Orchards
Ld,

After the 1923 sale, the building came into the hands of the Kelowna Growers Exchange. By 1935,
ihe owner was the Crown Fruit Company. During World War I, the Laurel Cooperative Union
took over the building and operated it as a packing house until the [970s

The original packing house 1s representative of this building type. two storeys high, relatively
unornamented (other than a stepped parapet), and built of heavy timber construction with bricl
exterior walls Numerous alterations were made over the years as the business of fruit packing
changed. A cold storage room was added in 1938: a cover over the loading doors in [941; the
platform was extended in [945; and in 1960 the main door was enlargad and ramps were built to
the first floor and the basement to accommodate fork lifts needed as the industry shifted from
archard boxes to bulk bins.

The industry aventually changed to tha pomt that the bulding was no fonger sutable for the

modarn technology of fruir packing. 1t then became the abject of a very diffierent, butl nevertheless

sevaral vears of

ed use. This was the first designated heritage building in Kziowna, and, af
o modeling. it opened in May 1982 as the British Columbia

Orcnacd

torsive rehadilitation and s
industry Musaum. The prirns force behind the projedt was Ursuta Surtess, Inen curator of the
‘

irn and long an important mamber of the heritags commurity. Aswell as

ntenmal Muse

Kelowna Ca

aurel Building fas it s pow wown) provided space fora rar

i), and was g ynchonin m the redevelooment of




Character-Defining Elements
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Fig 2: North elevation in 1928, with Occidental Cannery on right. {City of Kelowna Archives KMS#B50)
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4. HERITAGE AUDIT

4.1 INTRODUCTION

Ao e otected e tage puiding the Laarad retane ke charace detimng clemients thal ez sl
I & £ / s

[hus soivey of hertage elemenis wiennfies thase wo foanpes dndd

i mterpraling s hootage sl
doscnibes the eeeent 1o winch this are ongina 1o the date of constracion

2k by ot addustng

The arignal Torm, weae d masang of the Dulding s sill niact as cApre
waly . brge repelitive

appearance, asyrinetocal i to accoinnadate the adjacent s eghl-of
openings, dock avrungs and crow Llepped gabler The corner lacafion. s sl s oo genadly w
industial enclave, gives thie odding greal prominence i e amerging Cullorad Distnct, enseong d
rataing a high proble in the area Loading docks onginally extended out 1o the sorth aned south andos

of the Lulding, a5 evidenced by deats in the concrete frundation and a parbal reconsbiacian oo
the north side
Much of the angmal budding faboe bivs stvived, including masoinry alements heavy binbar stoacture

orginal board-armed congrate foandation rontac bt b
(=]
a kige ong sltory ower

and woodernsast wndawes The
e restored sbutoral red-bock, cusonry wals The nlenor was ovgginally
arth ancillyy offices The mternor structurs s composed of linavy b coedurns ik

st elovanon e angnal Thass

SR ATED
woaden roof liuases Double-hung-wooden-sash windows on the @
ey hertage alaments define the mclustral vermacutar character of thas bulding

There arc a number of other later afterations to the budding whch are aon-tusfone i nalure.
These include the insertian of a second foor, visible as a shed ol dormer snd ntenon partiions

and level changes.

4.2 HERITAGE AUDIT OF THE LAUREL PACKINGHOUSE

The orignal form, scale and massing of the budding 15 still prominent, as expressed by it
asymmetrical form to accommodate train tracks. large repetilive openings indusirial appearance
dack awnings and stepped gable parapets

{3 ;55’ ‘

e tn e
iizi}"‘i 3
§‘.‘-{:H-\:'.‘ 9t 12

)
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Fig 3 Sourh-east and east elgvadians shawing imnpatant tustoric induscrial o, seale and massing
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Phe hricles of the esaemal masony aally a0a consiucled of locat red brades, possibly oo Relowig

ek Wk, Dunng the 1983 cehabidauon, the walk, wore partially rebuilt but the ariganal bricks
o sl saivagedd bincks waie el G the rebaill ar=as the nulhine of the chwnge i bock i asible

1Y SOHTIE i s

—
=3

Fig 5: Removed addition
{City of Kelowna Archives KMS#8371)

Fig &: ﬁ"(;b-{llldlng il R Fig 7: Rebuilding south-west corner
(City of Kelowna Archives KMS#8384) (City of Kelowna Archives KMS#B373)

; : il 50
fFig & k typaes
{left) bricks during the 1983 rehabilitation
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Ihe orgvil basement walls of the: Lavvel Packinghoust arg prestat anu 4k constiucted of bowrd
frrnad sholtered concrate Flonzontal ines on the walls and timbes giam mpeoot are dsdole on the
ourdauons ae mdicative of this construction type Cleats from the onginai foading docks are alio
present An eady concrete apron on the south side remans The ase of walls and concaate phnth
showes indicate where machinery wis once located

Ry

At o ek i
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T
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iy | s b s R £ : o)
Fig 9: Concrete apron on south side showing outling of previcus Fig 10: Cleat indicating location of origmal docl
vealls and machinery bases MNorth elevation

Four orginal windows remain - those on the Man Level of the east elevation. From archival
photographs, it appears that this type was typical of the Main Level windows on the building. Thay
are units of two six-over-si double-hung woorl sashes, double-assernbly, divided by a wood
muntin

Fig | 1: Derail of archival Fig 12:
sixc-over-six wood sash windows on east elevation
(City of Kelowna Archives KiMSiz4404)

ane sovare fao! Dougas e columns dormmate the intzaor of the Packinghousa These are

=}

lced miispan 4t 15 fout weatres 1 suppert the orginal timber lung post roof trusses Th

Lot t e

S ancd sechons of the rool o

ceal e sses are asmle froe the Man e

tar A A

[0 Al AT

Sales wenieehen 2007

£ Fogsasgihan el gee & Thenpe vt Pl FAomeaid o s




Origiial timber supporting columns die also prasent in fha Lowe fevel Thus stooctural sunport

yston s typical of ndustral buddings of the eaily twentioth century where the mupamurn ternal
r{ S !

open space i cedqurnl

e ST .
nd visible roof trusses

Fi i3: Tmrolumns on
I 983 rehabilitacion
(City of Kelowna Archives KIMSE8376)

Fig

The angnal floorbeards an the Man Lave! are
sl present, coverad by the cares fiaor
COVRNNg,

Fig 17: Crriginal facrboards (righty ander newar

oo covenng feftd Thain Leval

o dbed Luntor & Bssncatas Sopiessiee M6




5. CURRENT BUILDING CONDITION

5.1 ARCHITECTURAL REVIEW - EXTERIOR

Brickwork
Fhe nrickwork 15 lud 0 commoen bond with fve courses of stretchers ta avery one Course of
lazad on all the

n 19873 - indimadual bricks e

headers The walls were extensively eslos

elovations and sxtensive rebuilding on the wesi alavation, art:cularly in the south west comer and
L=

the higher north end Al walls were completely repaintad during the 1983 rehabilitation. It can be
assurned that the original mortar was hme and sot cernent based, due to the fact that the biicks
a5

were savaged — fime-based mortar can be removed without damage o the substrate, whai
forms a charmical bond and s mare difficul Lo remove without damage Struciural

cermnant-hased
are fixed to the masonvy walls at regular intervals on the east. west and south-gast

meta tie rods
glevations.

Although the bricks are 50ft. they are generally in good candition. They appear to be relatively free
of impurties such as iron, which can accelerate the detenosation. However, there wore two types
have formed centrally over

tha bk and martar,

of decay recoded on the budding Cracks. approximately B wade

some arches on the north and south elevation: The cracks run through

These should be furthar investigated because ther focations may be related 1o the roof structure

Efflorescence, a powdery deposit of salts, was vible i ore area of the north facade. This i caused
by salts from within the brack/mortar dissolving in the presence of water and as the brick dries out,
the salts deposit on the brickwork. It can be unsightiy, but nat recessarlly damaging. Howevei in
this instance the build-up of salts under the surface of the brick has caused some of the brick face
to fall off (spall) due to the pressure from the salt crystals. This is an izolated incident but an
ndication that the mortar 1s not assisting rmoisture to evaporate, as it should

Moartar
The brick walls are pointed with a grey mortar finished in a flush joint. The mortar dates from the

1983 rehabilitation. Its grey colour is indicative of a high cement content presant in the mix. This
creates a hard chemical set which is brittle and dense.

The mortar is in very good condition with the only sign of decay being in the areas of structural
cracking. as mentioned above. Mowever, its hardness may ultimately cause problems with the
building. Mortar should be sacrficial ie. it should decay before the masonry. In this case. the mortar
v harder than the masonry so if one element were to decay first it would be the brickwork Also, if
the mortar ware sofier than the brickwark cracks would generally appear in roriar before bricks,

which s easior to repar




Fig 19: Exampla of tybic:x! c;-ack':ng through brick and morar over
window apaning. South elavation
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Concrate
There ae some cacks s the cenoeie Daseinent walli {1 avas noted that the coactog o the
commrele walls corresponds b the crackng pattenn of the brickwor k- above

Copings on the stepped gables on the west, cast and souh-gastern cornen are made o conoreie
e date from the 1980 rehabiitalion and prior 1o the rehabiltation archival pRologeashe show
copings. although the malenal is undetermmined

Windaws & Daors

There are a number of slyles of windows present on the building. Unfortunately. the only FEIAINING
original examples are those on the main lovel of the easl elevalion as discussed earlier, The
rermainder of the windows were replaced as part of the 1983 rehabilitation with the windows an
the second floar baing replaced a second time in 2006

The Upper Level pable windows are replacemeits. The fenestration was altered to accommodate
the new use on the north and south elevations - wandows changed to doors openmg sizes
changed or blocked Archival phatographs arc « uselul ade in determining he omginal window style
and fenastranan

The canrent poncpal entrance i the north side s ap a short fight of steps Thirg < rampod aliess

an tha south 2ast corner. designed n 1987

Con i v aeele s Hontase & ealopr e o Dew el a8 Asooale: Sentaaies MM
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Fig 22- North elevation prior to 1983 rehabilitation {Lity of Kalowna Archives KMS#H 329)

Fig 23: Current fenestration on north slevation. MNote openings blockad at west end

Roof
The curent roof s a gable desgn, with shed-style dormer roofs and skylighls on ihe north and

south sides of the east-west ridgeline. Thiz dormer rooi was inserted as part of the 1983
rehabilitation and prior to that, the raof was ungle-pitch. Archival photographs show bea reoi-top
ventilators at the ridge by 1928 These remained n place untl 1982, in addmon thare were three
srall skylights and two flues present on the north side of the rool by 1928 The south side 1s
unknowr Archival photos and documentation also show the roof covering being ¢+ smoolh
membrane ("Mzlthoid™). The present roof covering is “Duroid”

The: dock awnings on the north and south sides are formed by & continuaticn of the main roof Tha
archival photography shomw a sienilar anmangerant.

{ Rl 4 e
i i
|

it

R Lo L B A bt DLk R

RN

i

e L P TRl

. . e [ i
Fig 24: Mocth elevation in 1928 showing awning the endre lengtiy of the elevarian (Ciry of Kelowna
Archives KMSHELD)
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Loading Docles

There we currenty differant vpes A woned e and stgps attached o he Bl one thwe onth
. i v 2

south anel south past cievabions Thie s beaose the e oo s heghas than streel o The, date
from the 1963 rehabitation euxcept for the dod area on the south east elevanon desgred
VIR Thor condition s good but they ave the buliog a pecemeaal appeacant.s

ckelsy o

Originaily. 2 oading dock war present on the aorth, south and wesl alevatons, Cleats (po

lhe cenrete fouadgtion nto wieh 1he supports ware piaced show the ewtent of the clock

(1 "

original cleacs visible

'
B

! 1
t

i

the south fagnﬁ[e w

5 . : 3
Fig 25: Different dock typas on

Surrounding Arec
On the south side of the building. there 15 an extended concrete apron. From its appearance. there

wis a building. housing machingry, attached to the ground. Unknown soil condinons.



5.2 ARCHITECTURAL REVIEW - {MNTERIOR

Fig 26: i_“:ulrel's Fru.irhfgaclcing Blanr, fruic packing machinery, [ 968
(B.C_ Archives Phota #-06410)

General

The ariginal purpose of the Laurel dictated a very unclional intenc, probably s one mgor space
with some smaid offices. The only visual break was a rew of large squarz wood columns suUpporting
the roof tusses {and now the Upper Level). During the 1983 rehalilitation, the Main Level of the
interior was sub-diided to make it more conducive lor multi-purpase cammunity use The interor
was alse divided horfzontally e the ntroduction of different levels such as the stage area and this
gave 1 4 less industrial fea! The Man Level houses the Orchard Museum and Wine Muscurn,
opencd in 1989 and 1994 respectively The remnander of this leved is used for comimunity meetings.
gvents and private rental for functions elc

The ntraduction of the Upper Level provided 19 office spaces and facilities. This was inially. and
stli is, used largaly for non-profil, culturally-orieritated groups. The layout of the Uppen Level s split-
lava!, which now pases challenges regarding barrier-frec access There 15 no elevator access {o the
Upper Level. The Lower weval was used for cold storage fram 1938 until the 1970s. it is now used
for storage of lower environmental-risk items from the Kelowna Museurn. The onginal plen was 1o

dse il as o commarcia market arza Dot this was nol realisad

Main Level
i addinon o e 1983 rehabiitaues, e foo was refuriishad o (999 T floors
wenn e aned O

O TWO

Mluseum

leviesis verith sy @ steps connecting the byvo The entrance areuls

e an onge dewel and the rormaming armds Lo the Wome Muscuey stage WWoodwortn Room
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Joyrrs sechinir of e well bl s 2o

yre unoanzed Most of

LD

Lhe axternal walls A fiished with iz exposed bocd WO
e an ner the pre el bshmen Lot andl other seckons thome el
thie o bavoi ke was ;'c:pr;m((-:-(j G sarme Lype of morar as Jasorbad on {he pxienor There wire
no obraous sgns of cracking or water damage mteraall, All partition walls are n diywa

The ceilings are fishedt i vanous styles and matenals Throughout the b beams and part ol the
raal lmses have been left exposad nd the outhne of the mserted vpper Moo v osible: Diywell i
cocda stups are the prene finshes both pood condiion I 2005 acditional skyhightn e

nvoduced on the stage area. Tha skylights were raplacad m 200% Lul were ot od ol as pat of

lhe 1987 rehabilitation There were noted naidences where continuty of honzontal and vartical fire:
ratings have been pevebrated die to mechanical and electacal instaliiions o OO Constiuchion
practice relating to the instatlation of fire rated membranes

Facilities such av washraoms and o domestc-siyle kitchen were mstalled as part of the 1983
rehabilitation Handiwap accessible htures e 0o property lnmmed o insulated  These would
henelil frorm beng refurbshed and upgraded to accommadate barnerfree access

ey 7
Fig 27;

Upper Level

The upper floor 15 also spiit level — this is Lo accommodate the nsertion of the cxtra floor within
tha roof truss framework, The comidor running cast-west. is at 2 higher level with steps down to
cach office. the washroom and staircases. There are a number af bamiers 1o the Upper Level - no
elovator access, steps within the carridor to gas access to all but ane office. steps to the washroom
from all offices, steps within thirteen of the nineteen office spaces The reasan for the steps 5 that

the Upper Level was added retrospectively and is accommodated within the space of the roo!

T
WLLSR5

As wath the mam oo the external walls are madle of boick ard) et euposad. However, because
this secuon was onginally naccessible none of the beaclkwock was pamted 0 addition. onginal
oty s shill prasent The condion af the hrickswerk vanes, A number of structurmt oracks wers

recordlad pactvulack o the oy plovation Thase were located acjcen? fo structural reol hmbers

Mortar s Missiag i areas of aracking 1eo Srnall pockets of Drickworic were

ari b al vendove ot
e o quanhiies 1o have st al rnphic atons, All partition

russg BTOm o fowe argas but Dol e )

walls ae o dypanl shan s o good ~onektion The ceilings e Droshed o dnawall and e n
oy

IR IRA NI

bt SRHTYRAG O s

'-,‘,i"i:ﬂ.'! conwditon aath g asdy
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Washrooms wstailnd o PR3 reiuristinenl we present at the west end o e Boor Fhase are

ot hariier-fiee

ing of Lipper Leve) brickwor

Lower Level
The floor - concete and contars twvo laor drams, angmal 1o e bulding wiwch aee
daep and coverad wath hmber slats. The condion of the concrele o sood

Timbar beams supporl the foor above and toad from the roof trugses [y rot ws wlentifed

one supperting tmber, but thry was rectified

The walls are constructed m concrate with brnckwaork at tagher level. In some areas the concrele
have been covared with # bitumen based paint, tracitionally used as a waterproofing coating This
faling and there is a build-up of salts between the concrete and paint and i result of repeatad
wetting-and-drying cycles This is to be expected in a basement and generally the condition of the
walls 15 good It was reported hat a section 1o the south suffers from repealed water penetration.
particularly after heavy rainfall. The condition of the brickwork above 5 goad There are internal
parlitions used for secure storage These have been buill within the past ten years and comply with
all local building codes. There is a variation n ceiling height, the variation duz to sections of Main
Level floor joicts being rernover) and raised. Pipes are exposed heneath the cuiling gving 2 lower
ceiling height. Soma ceilings are finished in drywall which has been fire rated. Many mechanical and
electrical sarvices enter the building at thiy lavel, and there are argas of penetration where Lhe R
barriars have been damaged.

I 42

T JM > -

Fig 19 & 30 View of Lower Lavel Removed faor
=]

jzises (kaf) po faohees addivenal headroom

Birpimen wateipirnoiing matarial oo walls above)
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5.3 STRUCTURAL REVIEW

An inital structural inspection and load path analyss of the bulding was carrad oun i August 2006
iy Elhery Dolan Consulting Ltd. to aszertain the type of structural systems i place. the capacity of
the building to resst lateral forces and dua to either wind o a seismic event and to provide genaral
rerammendations for any remadal work that may be necessary to ensure that the bulding can

safaly resist such lataral forces. A copy of the full repart i located i Appendi: |

Summeary Findings: Structural
v Tha angingl bullding was a single-storey struciure with full baserment, butl wath load bearng
back perimeter walls and heavy timber flaar and roof members (in columns, beams and
trusses)  [he main roof elemants are ping pairs of north-south orientated hedvy unber

e

trusses spanring half the B4Af width of the builing, spaced at |5t centres Each buss s
supported on the brick perimeter walls and a heavy column at main floor level that
wansferred to additional columns at basement level.

= In 1983 a second storey was added within the roof space of ihe exsting building,
aupported by the boitam chords of the orgnal trmber trusses. Thare was signifizant
modification to the oiginal rool surface by the mstallabon of a continuous shed-Lype
dormar and lne of ration an asch side {north and south) of the onginal root ridge.

s A jpad path analysis, identifying the route by which tha lateral loads are transferred from

.

o
&
Tar

suparstructure elements (suen as the roof and Upper Leval) to the foundatians of the

huilding indicated that the Ateved coof has elminated the roofs structural diaphragm
Lecause the new darmers do not cannect with any penmeter wall elements that might act
as a shear wall

»  Ag 3 resull of the remaoval of tha roof diaphragm, the latersl support provided for the top
chord of the original heavy timber trusses has been removed. The oinginal roof diaphragm
was the anly structural element employed ta prevent buckling of the roof trusses.

s The icad path analysis also showed that the Upper Level is not a structural diaphragm
because it is discantinuous across the building's width and does not meet or conneadt with
any perimeter wall elernents that might act as a shear wall

s The load path analysis showed that the Main Level diaphragm has been campromized by
the raised areas (e.g stage and Woadworth Room). Instead of adding the raised area to
the original floor jossts (fleor diaphragm}. the original floor structure was rernoved and
raised to the new elevation, resulting in the creation of perforations to the original main
floor diaphragm. The ariginal Man Level diaphragm is approx it above street level and the
effect of this penatration is highly indeterminate.

©. Ay e b . . "W 2
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5.4 MECHANICAL REVIEW
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Sumnmary Findings: Mechanical
s None of the HIVAL (healing  ventdatior o condilionmg) systieins e provading
wonoving capacily fresh an ngesiion

Flhe HYAL

L T

addocpuate seivices, The systo
»rchions o

capacty  @xhaust capacity arnd rone tfomporatie e ontool

s cormpromise e fre sty ol the buldag by seuifcest protechion o peneiraling

Y

1|:f

e patifions
2 Gieg protection of the bualdng and oceapants & wsuiliciant and appaars oot to e D

ihothe |

Dutt oaccordance wi 3 scheme
o The plumbng fietires and the witibie comestic water disl

wouid need 1w comply wath Plumbiog Cee aind tharefore

ution system are low to

ragchum quaiity Upgrading wort

ahie

nane of tha sysEE veoud Dot

W Sapnbay soevags rpes ave safficieat ot w1 thowe bower Lovel floor

T T Y
I Bl Uy i

corpa e a sewage b sin

a latucal gas senice 15 present n the budding, enierng the bualding at e nonth cast torme

ol ihe Lower Leval The meter 5 nol protecied by a lence
o The ariginal sprinklec system weas o "Dy Pipes system which las been changed to o wil
5Y3 Therefore, aress formerly protecied by the dry sprnider system are a0 i
protected hare the "Wet Pipe” sprinider system s exposed Lo freezing condiiions,

e Vaihcal and horizontal fire parttioning has been penetrated i areas by the mstallation of
mecharical Systems.

s Fire dampars missing fram areas of heating system and Mechanica! Room

o Merchanical Roormn not fire mated and shoutd be because of presence of gas fired applances

a3 Baample of pepctration

aur b dacee i T



5.5 ELECTRICAL REVIEW

outing the

was carred out by Faicon Engingery i Janary 2G0T to
fal

rageact 1o 00ssiole future bailding

cal :nstallation wir

upgrades and current code :-'qunﬂ‘r-‘m' A capy of the ull repost can b2 fourd in Appende i

§UmmGrV Fmdings Elecirical

[ RS

@ 2lEct

czed for th2 currant funcans

NI AR .)"“LIJ"J 5 acdedguea
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hh‘ rJﬁ_ll""!l’\'-‘ ancd for most conaeval

The distribution to the mam switchboard 15 adequate. but the pane! boards are
ro the public. These are nol recommended. but do not
Lavel load centies are adaquats for the curest
ments, but would need ta be augmanted if additional ar condition was N5
ate, aithough the fixtures are old in soma areas and in vanouws states of

unchons nat 'hn puldumg mught be usad in the

any «

r-rq ancy lighting layaot and Muminated exn signs mel code mqul!m*.mts when insiallad
st waould require upgrading  f extensive wi‘x..»'r)ﬁrsmrm* were undertake
Outlet layou and branch circuitry are adsquate However, elecincal p:nm -atons through

the flonr have not baen fire se
TI N ‘\rJ:I lelor
for either manonng

Tie fire aanm o adoquate, Bab not opl

alodd
seaton madiication "Dy Pipe” to "Wet Fipe”) has na elegine connection

Az annunciion

o, The zomng within the fire alaom ar

Nt

s

does not comply with current cades and the fire alarm panel is dﬂeslgne' for the interior of
a building but 15 located outside the h-_uldmg

Fire alanm panel is installed outside. but is not Iisted for excerior nstallation and s no longe
manufactured so sourcing replacement pacts may be problematic.




5.6 BuilpinG CODE REVIEW

ncinonl

Fhe corrent SEyaion was revie ved 1o dotarnine o deiicienoss e 3 Diigdmgp O

o

pares] to olher e aath e budchng Hleweyar

Overall, he code doficioncios are aune

Hiore are some delcencies wiich are reievant o the safe opecation of the bulding ard wll need 1o

ctes can be addrassed as buddding

iestorpbon ootues

he adcresuisd Ot

:
The poomittee oooepangy auibers ¢ LD an he Lower Corroune P33 oo the Upper
Concowrse/Dming Arga 47 m the Woodvorth Hooe fangng an L) of 3T paonle e

The Lotal neenber of people gecoitiad ouisde s 112

Summoary Findings: Bullding Code
n Therg are a nuenbey of barwres Lo e Ubpar covel

comidor to gan access Lo 1l bui voe office, staps B0 the washroom |
steps within hiteen of the twenty offica spaces The reason for the steps s ihat the Upper

ony sloeps aathin the

Ao glesatar acco

all bt one office

Level was added retrospacived, andd s accominodatad athin tha space of the roof russes
s Ihe current principat entrance o0 the north side s up a shocr flight of steps There s
ramped access on the south -zast corne, desgned 1 1387
v The Man Level is al two herghls the Woodworth Room and Stage/Uppar Diming Arga
and washroarms. and kichen ars accessad by a senzs of ramos

Dlecl washroom on the Upoer

YA bl
it

s Therm s g disabled aashroom oo 1he Man Levs! and nae disa

I.'i

s (here are deficiencies ceconded o ceram locatons of emergency o wlenufication,

i ~ i - oo - sy 1
Leval Bamgn Free Satuces ace not pooperty riningd o i

livrmnation, cat route managernent and pamic hardwar

m Sprinkler coveragn in saveral areas appears to be deficent, based on curent bulding code
regulitions, especially i the basement,

a Quidoor verandas, overhangs and doclks may not be propedy prolacted

w Inedences where continuity of harfzontal and vertical fire ratings have been penetratad due
to mechanical and electrical installatons or poor construction practice relating to the
installation of fire ratad membranes

]

i
x.v.,‘r'_-g Fig 32 Exil door blackad and incorrect panic hardware
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4. RECOMMENDATIONS

turas of the Laural Packinghiowse. As

This study, has wdenthad the mpartant Mertbags v
h o

/
outlined in the Exacutive Summary a fundamental decsion now neads 10 be made regarding s

salues

finure to sateguacd those

4.1 A RENEWED VISION FOR THE LAUREL PACKINGHOQUSE

he Laurel Packinghouse 15 a significant hantage assel 1o the city of Kelowna and Okanagan region
signatzd heritage building and the imital generator of the Cuftural District, it has
been an integral part of the city's cultural community for decades A renawad vision for the Laurel s
to continue its community use and ramtarce its kay role n Kelowna's Cultwral District for the future
As a vital rehabilitated and restored heritage building, i 1s the centie of historical interpretation of
e in the region. It is envisioned that the building, will he restored based on 1ts onginal

As Kelowna's first cle

agricuit:
mdusirial appearance. The established cormmunity use al faciiitating local arts and cultural projects
sheuld continue and be murtured and opportunities of attracting even maore visitars should be

axplored This would be faciitated by the adacent, convenient bus parking and the introduction of

hestorically-approprate Toof ddga wgnage to riake the Laurzl Pac

ghouse a centre for tounsm, a

meating pont for tours and a place for tourist mformaton

The Parks Canada Standaras and Guidelines for the Consenmtion of Histone Places w Canada (2004)
should be used as the basis for any further mtecvention to the building. This document is based on
the principles and practices Thal &ncourage the long-term conservation of Canacla's histonc places
anc develops standard for the conservabion of the built heritage. Considering these, the intervantian
proposed for the Liurel Packinghouse's exterior and character-defining elements of the interior is
rastoration. as defined below “The wction or process of accurately revedling, recovanng of representing
the state of an historc place or of an indivichial component, as it uppeared ai d particular period i its
fustory, while protecting its hentage value”.

In order to determine the most apprapriate future for the Laurel Packinghouse, the fallowing kay
points should be considered:

| The Laurel should continue 1o act as an ancher to the eastermn voundary of the Culiural

{istrct.
The Laurel should continug to augment the functions and activities of the Cultural District.

and act as a catalyst for its further development of cultural activities
1 The Laurel shouid contnus to provide museum space and ooportunities for community

I~

use.
4. A mnore hist
e undarta
S The surrounding site shauld be developed a5 part af the overall interpretation of 44r-

sically accurate restaranon of the ongmal industral heritave character should
b =

AERTATM:
6 The City should pursue apporlunmios o dciuire praperty that would complete the
f the Cuitural Diswict and develop appropriate new uses and
wths of the Laaral. This patental

P (hstric,

nartharm and castem ed

actnatias that will augme = existing charactor and stres

sl vathm &

shauld b ds

P Dygnatd Lo & Sasanates Seprambar, 2007




6.2 StrucTurAL MITIGATION

It bas been determined that the due 1o the moduchion of a second floor m the 19605
major deficiency in the lateral stapiity of the structure. There 15 also v sible cracking that cames i
the top of window apenmgs into the foundation. Twa potential methods of remediation were
wrvoned 1 to miroduce structural moment frames T provde a swtable latzrai load path n the

the firting of horizonta cross-bracing 1o gn'r‘ sast-west stability: o ) (0

hel resntroduce e onmndd co wof daphraym The memant

im

north-south dicection and
remove the Upper Lavel
frames would have a cgnificant francial and visual impact on tha

LIS

b

& Ll

Advantages of keeping the Upper Level
o \Would retain the cormmunity " arts ncudator’ use of the bulding

n The combinad use of office and tounst amemty animates the bulding with ongomy

presence of peopls
»  Groups are established in covent location and disruption would be meniised

Disadvantages of kezping the Uppar Level
ck of tateral stability will continue to compromise the exssting heritage fabric eg Dnck

a  Thela
walls (visible cracks present) and nmber Lusses
s Regurement to undertaies spoificant and mtrusive structy wal intervenoon Lo retamn

and repair 55005 ft of office and

s Sgnifcant City expendriure raguired to upgradk
cirsulat on space (see Antic o Budzet)
s The additonal floor datr rom the original visual appeamnce of the Packinghouse fraom

the exterior

Based on heritage, structural and financial factors, it s recormmendad that the Upper Level be
removed, and the roof diaphragm re-instated. The level of intervention required ta maintain the
functions of the Upper Level is conmdu ed unacceptabls from a heritage standpoint. Removal of the
Upper Level will also allow a more accurate restoration of the original roofline

6.3 RECOMMENDED RESTORATION OF THE LAUREL PACKINGHOLSE

Our racommendations are based on an assessrment of what constitutes the best appreach to ihe
historic elements of the building, what nterventions are mast cost-effective and what wil facilitate
carmrmunity use of the building, It is therefore recommended that the buiiding be restored to a state
thal more approximates its original appearance, and that:

e The Upper Laval should be remaved and the roof form should be restored, inciuding the

arigmal manitor vent structures

«  The loading docks and dock awnings should be restored based on & srcheal evidence

2 The structure should he stabilised through improvernents to the latera: diaphragms

n o The industrial ar.»g:earam.e of the intamor should be arhanced and interpreted

e

piatrated s 4 heiitage S‘L'u’t"ze of great

The Laurel Packinghause should be interorzied and ¢

sianificance Lo the cormmurity. This would be —urnn'L"J oy the continuabion
: ;'Jr'u;‘xnf'.al there woulc! be g n»‘rlw

2 could potznnally ba replaced through

putiativas 10 tha budding. 3y mplamenting s rasto

OINTE b5

and o loss ol rentabio

totail floor sow
T |

weton &l another 'acaton The restoranon of the buddng would atldezss the significant

(5 1LV T & L b

spructual prablors and el concenn:




4.4 Summary oF QOTHER RECOMMEND ATIONS
Exterior

e Jomton rracks e bock i concrets and conhiroe 1o nvesligae

i@ rnariar At s dage woald be re clarrging 1ot bock

= Hepowny the comanbibio

1] = PR = e : . e . - P P o iy YD " ' s
Howover f decay {effiorescente spainig ) TS OF CATYINg DU EERET, L wakey

hrne-nasacd morty

w Restore wandow and doon syl Dased cnarcval iages Proacivie 2xs0ng aniging

wonedsear,

W Remnue eoshing dLacirens aononth i south 2levation

sromanade (1 code comphant) Rensiata onginag ioading tlzx
cies oty vath code These aodifications should be contemparaiy Sanpie

mochie

AN

Do

\IH:,.‘ Hnobiey

sheed dormers [ater shyhuhig gan be coraincd fon

R Restore orgoa’ ool piciile: b rgimoving
witernal divovaton

n o ntroduce a0 hstoncaliy-
appropiate ronl nege sge
simidae 10 the one on s
nearby butlkling v the 1928

photograph

Fig 33: Typical industrial roof ridge
sign, 1928
{City of Kelowna Archives KI54#851)

Inferior
W Resters mdustral-Teel of Man Level mtenor by restoring single level, exposing colurmns and
roof trusses et
v Report masonry, monitor cracks, remnstats missing brick unis, as necessay
a Examine vertical und horizontal fre separation throughout and remedy accordingly
a  Upgrade and refurbish washrooms and kitchen,
s Remove bitumen paint from hasament walls. Allaw moisture 1o evaporate. Do not seal

wialls.

Structural
Note: the following recommendations apoly only if the Upper Lawel s being ratanedd.
«  Remedial work should be implemanted to remtroduce: north-south and cast-west latom!

support nto the bulding,

s The remedial work should minise fhe mpact on the curent aned futvre workingsflayoal
s the budding

et fedsilsle ocatons for north-south lateial joad ransing ooty coineds
ssting Mam Lz it lorm of

el e
morannt frag

i wwalts anc

— :
founcations e

Cntrmcced oy sty sbrappeg the rant ano

e Eastowvost latoral foad s

e acl as ane anit and then rransferng the it loads
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v gab ol = 3 ity a1
vt sl he o o A
" fitan e ae @) eaptnprear i o) st e Aguad e QUSSR
5o



Mechanical

v PMone of the mechanical systems i the bulding have value n a cenavaied o Lpd acded
buildhng Replace all

s Further study of sprnkler and fire detection systems required to detenmine which areas a0e
properly protected and which requis addinonal protecnon.

s Sealof ail mechanica ystermn senetrations betwean floors and walis

Elechicol

s The glectncal systams ave selicient for the present use and couid b2 upg
new use o1 f acdditional foads (e.g HVAC) were 1@ be added However, ¢ the o
unde r;).:'n_ 2 major refurbishinent current codes would necd to be appled

= Thorougnly creck and repar rissing or defectve giements of the eme g and

schemes.

n o Maintenance of the amergency lighting and liuminated exit signs are Necessany [o ensurs all
battar packs, lamps etc are cperating

s Flectrical penatrations through the floors in some areas navz not been bre scaled, Tha
sealing of all electrical system penctrations between floors s recammenizd,

= Fire alarm pane! should be replaced and relacated inside the building

Bwnldmg _ode

5 of works have hoon

Carry out a full code and accessbality review: onca future oha
estaniished.

Frior to a large-scale restoration project, serous life-safety breaches should be add
Barrier-iree access to be addiessed if the Ubper Level s no longer used, othenwise thars
will contimue to be major dehi i
Tharoughly check and repar mssing or defective elzments of the ernergency hghting and
exit schemas,

h“ph““lenf regular maintenance plan including checking amargency lighting batiery packs,

it routes e free of obstruction, emergency doors are in working order.
Rectify penetrations in fire bariers.

6.5 CoONSIDERATIONS FOR FUTURE WSE

This targz ndustifal structure presents a number of options for re-use, whizh naed to be considered
within the grealer scope of the now developing Kelowns Cultural District. The following physical
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nesd to be Com dered:

i order to address the future use of the Laure! Packinghowse a decision must first be made of

whether the Upper Level will e retained or removed,

et Pacanraoin so Henla

and upgratded. 1 wiil CORtinue 1O ragquIre o

s Ungar Level i retaneg

Uppar Le
raeans of actessie :
wlorated I either siruation, there Gre minoy iy
Cthere is no oubbc use that can be accommodatad, if
ny office

: The staneels can be retamed in their existng iocation, o
1612 the ground floor us i

ar

froe accesy CaOnot De prov
Upper

rental usE

are be approprate 1o continug e ax

Lower | MICIEASE (

andd viersiabhon, the Lowe Lovel shauid cmost approprintaiy ©

syl N

o & ey olomeyt Pl



The Maw Len
Yechard Museon | the Wine Mhsenm and rentadle pubic §;

Taurism aie |

The ‘unction of the bulding as a key aspect of the

for more mtensnve punie wse The Snishing uses ihe

1l

o

i has the grzatar potents

%

e-zre approprate to the bulding and

-ation, The ewsting histoncal interprefation of agnculture i the region and ties to Agrk-

arnamate and vital funclions

wal Dhetnct could be anban:

through 3 seces of incramantal addiions.

in adehbon to the neasy bus parking, the upgrading of the washroomea and provision of 2
senall retail space would encourage the use of the building as a toursm destination pomt

The rernainder of the Man Leve! could raman fexcble for community and aits roup

centable snace, which could also be facilitated through the provision of an epgraded kitchen
facdity.

Orther opportunities would be anabled by the re-ntroduction of the loading docks, which
were an original feature of the building The space on the docks could be usable moast of
the year if roll-up weather protection is provided. A variety of cor Amunity and tounsi-
intensive uses, such as craft and farmers’ markets, could sasly be accormrnodated. The

oo Lovel storage space could held support a demourtable mdernal markst space and

tivals requirng short andd meadwim-term storage

The wurounding area, including non-City ewned sites to the north and the east could

orovide further opportuniies for the developrnent of cormmunity cultural acimibes that

canld be supported by the Laurel Pacdknghouse.

Any proposed rehabilitation work to the Lawrel Packinghouse should be scheduled te avoid

hsruption during peak tourist and rental season.

6.6 NEXT STEPS

The following are the next steps that the City should consider in determining the future of the
Laurel Packinghouse:

~

(o)

The existing structural studies should be validated through additional assessments that will
confirm the extent of structural deficiencies. Once complete, final decisions can be macle as
to the most appropriate structural remedies.

Once structural ssues are darified, further decisions can be made regarding spaca allocation
and programming within the building.

A Restortor Plan shauld be developed that wil faciitata improvaments that ratloct an
apnropriats industrial appearance and enhanced functionaiity. This should nclude a review

able funding sources,
City should review opporitmtias presented Dy non City-ovwined properues 1o the
phery of the Cultirs:

ries of sies at the p

and eamt of the Laure! Thare ace ¢
Dictact that have heritage potential and could provide valuable support seraces and
(=] il

1

mrning. Possiple sites inouds those m the 200 Black of Ellis Street nchiding the
v Lane (19205), Monashae

O
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‘ (19130 I the oot block north s the foome
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7. ANTICIPATED BUDGET

7.1 Opnion 1 = Terain Existing UppeEr LEVEL

Area Sq ft

Lower Level 10 540

Main Level 1_m 'C‘

Uppad Lavet

Total 5¢ fu 38 IDO
Estimated Cost

JLIL!CLUI‘]I \!m footngs and making-zood Lowar Le« &l

P’k,chm,s al T
Flectrical

Makiny graeod lniluw,mb Structueal a 11 MEE ntervention: '3
Basic Functiznal Upgrades {washrooms, kitchens )

7.2 OPTION 2 ~RESTORE LOWER 8 Maln LevELS ONLY

Aren Sq fu
Lower Level 10,600
Main Lavel 10800
Upper Level 0
Total Sq ft 21,600
Estlmated Cost )

L_l)cnwhtuon of Upper Le»tl 2 §t’1u nwills 7
; e ronﬂm (assume no wddmoml stmLLural .ntm ‘JLﬂtIr‘N'!\

|
‘ B
NHr chanical ‘5
Blectrical ek
© Architectural (inc rnamna»vuod rolimwn: Structural and '; '
M&E interventions) o o 9
Basic "“.IﬂL,[IOI"I'\[ Upgr adﬁ»t; gwa Inoom Jlatchens et} ,
he following items are not included:
| mproved accessibility 10 any levels
I Alterations to mtarior lavour or anculanon
e intanor layoui
. Proposed Loading Dotis
V. Ctenior upgrades
Vi Exterior andscaping, signage ot
VI Downtimez of offices. muse spac
il Soit costs e profesuonal fe andt asLEssrnents TOis
I
% Fegalaton cosis alapoiese 2N per vear
el Pacansbouss Hantama & Dove opeeart Plan Cranald) Luxin

(est)
i &/ a]f’ W kBIO‘J

st )
west)

1 Sisq fr < 28,100

lest)
TOTAL

318/5q fr x 6650

Iéfkci ﬂ x J,I.E,gt_ 7
TOTAL;:
Asociales D

kY
3004 ‘(ii)
<! JO \JﬂU
5 ?'30{]
i)"‘_ﬂU
! 50000
“‘I 870 000

3
120000

120000

350,000 |

30000

260000

120000
$1,000,000 |



7.3 SUMMARY

The Uipopae {avel has an
ppar L

aning 1,200sq ft accommaodates croulabon, washroamme eic I agdivon the oao gtiny

aunts for 150 = ft of the Man Lavel Tha Main Leve! and Lower Level each

o e Lpner Leve! i

rave a floor area of 10,800 s¢ f

]
1

Oprion | -~ Retam axisting Vpper Lavel

f.
.
Cstrnatza Cost per sg it 56555

Opton 2 - Restore Lower & Main levels only
Temal arca: 21,6005 12

Fstimated Cost: $1.000.000

Estimatad Cost per sq ft 34430

Effecvety, of the rontable oifice space on the Upper Leval 15 5300 sq ftand 1t v cosbing an
imated additionzl 870000 {the difference briwren Ophion A & Ophon 8) o stabibse the

salcutaies at costing $164 per sg f of
above from a finzngial standoorrt this 1s a very Bigh cost 1o retam this himited

an egpeaalent amount of affice space at another

mount of space. An alternatve 15 to prowide

Lo ot newy construction.
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City of Kelowna

ANNEX 3: CWMM Structural Peer Review



CWMM Consulting Engineers Ltd.

200-1854 Kirschner Road, Kelowna, B.C.,
Canada V1Y 4N6

Tel: {250) 868-2308

Fax: (250) B68-2374

Email: kelowna@cwmm.ca

December 12, 2007 K2983

City of Kelowna Recreation, Parks, and Cultural Services
1435 Water Street

Kelowna, B.C.

FAX (250)862-3317

Attention: Ron Forbes, Properties Manager
Dear Sir: -

Re: Laurel Packinghouse, Kelowna, B.C.
Structural Assessment of Existing Diaphragms

CWMM Consulting Engineers Ltd. was engaged to review the structural assessment report
made by Elbury Dolan Consulting Ltd. dated 2006-09-08 and provide a second opinion of the
recommendations made in that report given the large potential costs of repair. An exhaustive
review of the structure is beyond the scope of this assessment, including any analysis required
to validate the extent of the upgrading recommendations made by Elbury Dolan.

The undersigned performed a site visit on 2007-12-12 to get a better visual understanding of the
structure of the building and the compromises to the integrity of its structural diaphragms that

the report was addressing.

Since there are not any structural drawings available of the original building, nor any structural
drawings of the 1983 renovation that modified the diaphragms, it is not clear to CWMM how
much the 1983 renovation compromised the roof and main floor diaphragms that had been in

place prior to the 1983 renovation.

All the new walls that were added to create the second floor within the existing roof space were
drywalled to cover any possible structural diaphragm. Elbury Dolan concludes that the roof
diaphragm was compromised by the almost continuous band of windows that would have
interfered with the load path of the roof diaphragm. However, it is not obvious to CWMM that
the new second floor could not have been built restore the roof diaphragm that was cut open to
create the second floor space. Specific elements of the second floor walls and floor would have
to have localized areas of the drywall and flooring removed in order to become conclusive on

the extent of diaphragm compromise.

CWMM is in agreement with the report that the top chord of the original roof trusses has been
compromised by no longer having the roof diaphragm provide out-of-plane buckling resistance
to compression loads that the truss would experience under gravity loads of snow and
occupancy. Drywall cracking and reported deflections of the second floor also question the
integrity of the steel reinforcements and tension rods made to the heavy timber trusses during

the 1983 renovation.
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In reviewing the main floor diaphragm, it is clear to CWMM that there is compromise to the
diaphragm by the very fact that the raised areas of the floor are presently abutting the brick
walls instead of the concrete foundation walls that the original diaphragm would have connected
to. Since brick is brittle and a poor material to provide structural integrity for the shear forces
experienced by lateral loads, work would have to be done to transfer the loads from the raised
floor diaphragm down to the concrete walls. Therefore, there would be no need to necessarily
restore this floor diaphragm back to its original elevation.

However, a major structural deficiency needs to be addressed for the main floor with how the
floor structure was raised. Instead of cutting the main floor diaphragm directly overtop of the
supporting beams and raising the joist and diaphragm assembly to the new glevation and
bearing the joists directly onto the original beam structure, the joists and diaphragm had a 2' to
3’ wide strip cut away directly overtop of the beams. Since the joists were now too short to bear
on the beam, short 2x6 members straddled the existing beam that the sections of floor
assembly bear on. What this creates is a teeter-totter effect whereby instability in the floor
system is risked every time a floor section on one side of a beam experiences a heavier
occupancy load than the floor section on the other side of that beam. Due to some continuity of
floor sheathing (diaphragm) that was established across this 2' to 3" wide strip, and that the
short cantilevering 2x6 members were fastened to each edge of the beam via framing anchors,
the floor hasn't failed under any of the loading variations it has experienced.

During the visual overview of some of the structural elements, the various cracks that were
observed in the brick brings up the question of their origin. Although it is possible that some of
the cracks occurred prior to the 1983 renovation, it is more likely that the cracks occurred after
since it is expected that prior cracks would have been repaired during that renovation.
Therefore, subsequent cracking in both brick and drywall would give further evidence that the
roof and floor diaphragms were indeed compromised, and that the extra loading imposed on the
building in creating the second floor has strained the structure beyond its ability to properly

support them.

In conclusion, CWMM generally concurs with the report submitted by Efbury Dolan highlighting
diaphragm compromises to the building, although the extent of required repairs is inconclusive
at this point. Since the report was written, the new 2006 British Columbia Building Code has
come into effect, which means that seismic upgrading requirements have become even more
stringent than the previous 1998 British Columbia Building Code. However, it has to be noted
that bylaws governing structural upgrading of heritage buildings such as this one would likely
allow more leniency in complying with the Building Code. Nevertheless, due to the evidence of
other structural compromises to the building, the extent of structural upgrading costs would
certainly require more than just addressing diaphragm issues.

Should you have any questions or comments, please do not hesitate to call.

Sincerely,

CWNMM CONSULTING ENGINEERS LTD.

4l df&()w{i“s

per:  Michael Weilmeier, P.Eng., Associate
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