
 

 

  

Design 
Considerations 
Building height, view corridor, skyline and 
community benefit impacts 
 

 
City planning documents call 
for developers to consider 
building height and site 
density within the context of 
view corridors and skyline 
considerations.  Building 
heights must heed geographic, 
historic, urban, contextual, 
and regulatory 
proportionality.  There is 
particular sensitivity with 
respect to maintaining view 
corridors to the histori c 
church and providing 
appropriate setbacks. 
 
This document will present 
those issues and the 
conclusions reached by the St 
!ÎÄÒÅ×ȭÓ $ÅÖÅÌÏÐÍÅÎÔ 
Committee and outline the 
community benefits that will 
flow from this proposal. 
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ST ANDREWȭS PRESBYTERIAN CHURCH  
HEIGHT, VIEW CORRIDOR AND SKYLINE CONSIDERATIONS 
 
BACKGROUND 

ST ANDREWȭS PRESBYTERIAN CHURCH 

4ÈÅ ÃÏÎÇÒÅÇÁÔÉÏÎ ÏÆ 3Ô !ÎÄÒÅ×ȭÓ ×ÁÓ ÆÏÕÎÄÅÄ ÉÎ ρψφφ ÁÎÄ ÍÏÖÅÄ ÔÏ ÉÔÓ ÐÒÅÓÅÎÔ ÌÏÃÁÔÉÏÎ ÉÎ 

1890.  The chairman of the building committee and an elder of the church was the Hon John 

Robson, editor of the British Colonist newspaper and later Premier of British Columbia. The 

architect Leonard Butress Trimen designed the Kirk in the Scottish baronial style with a 

massive 120 foot (37 m) tower crowned by four turrÅÔÓ ÁÔ ÔÈÅ ÎÏÒÔÈ ÅÁÓÔ ÃÏÒÎÅÒȢ  4ÈÅ ȰÎÅ×ȱ 

church was only the second in North America to use incandescent lighting.  The 

magnificent rose window and the adjacent panels, imported from Germany were donated 

in memory of the late Robert Dunsmuir.  The church tower, once dominant feature on the 

skyline of the city is now only visible from views along Douglas and Broughton Streets.  In 

the middle years of the 20th century, the city permitted new construction that began to 

obscure views of the church.  The Ballantyne Building effectively blocked views of the eight 

magnificent stained glass windows on the south wall of the church.  In a similar manner, 

the Broughton Street Parkade blocks the west face of the church.  More recently the city has 

taken care to ensure the tower is not dominated by adjacent structures.  Most notably, the 

12 story Sussex Building was substantially set back to leave the church as the dominant 

feature at the intersection of Broughton and Douglas. 

ST ANDREWȭS DESIGN OBJECTIVES 
¶ Change from supporting a building to having a building that supports the church. 

¶ Develop the property to provide a stream of revenue that will enable the congregation to 

maintain the historic church. 

¶ 0ÒÅÓÅÒÖÅ ÖÉÅ×Ó ÏÆ 3Ô !ÎÄÒÅ×ȭÓ #ÈÕÒÃÈ and maintain proportionalit y with surrounding 

structures. 

¶ Eliminate the alley as a problem site 

¶ Provide a level connection between the sanctuary and the meeting spaces in new building. 

¶ Provide upgraded office and multi purpose program and meeting space in a new building 

¶ Increase underground parking with easy access to the church. 

CITY DESIGN OBJECTIVES 
¶ Provide Class A environmentally sensitive office space downtown with associated parking 

space (Coriolis report)  

¶ Enliven Courtney Street as a retail area ÂÙ ÒÅÄÕÃÉÎÇ ȰÄÅÁÄȱ ÁÒÅÁÓ 

¶ 0ÒÅÓÅÒÖÅ ÖÉÅ×Ó ÏÆ 3Ô !ÎÄÒÅ×ȭÓ  

¶ Preserve the heritage designated church building 

¶ Support community programming 
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¶ Maintain proportionality with surrounding structures  

CITY INTERIM HEIGHT GUIDELINES 
¶ 43.5 metre maximum height continues to apply to properties with Heritage Designation or 

2ÅÇÉÓÔÒÁÔÉÏÎȟ ÁÎÄ ×ÉÔÈÉÎ Á ωπ ÍÅÔÒÅ ɉσππ ÆÅÅÔɊ ÒÁÄÉÕÓ ÏÆ ÌÁÎÄÍÁÒË ÂÕÉÌÄÉÎÇÓ ɉ3Ô !ÎÄÒÅ×ȭÓɊȢ 

¶ That the heights of building faces along the east side of Douglas Street be limited to a maximum 

of 15 metres to maintain a typically varying two- to five-storey street-wall frontage, with new 

higher building massing set-back at least 1 metre per 5 metres of height above the street-wall 

frontage. 

PROPORTIONALITY 
 In considering proportionality, it is 

useful to examine the most 

significant buildings adjacent to the 

church.  On the west side of Douglas, 

to the north is the eight story 

Canada Trust building.  This 

building has no setback from 

Douglas Street.  To the south, there 

is a similar but less distinguished 

box-like seven story office building 

at the corner of Courtney.   

 In sharp contrast, on the east side 

of Douglas Street to the north we 

find the taller 12 story CIBC building 

and Sussex Building.   

To the south and east we find the 

Waterfall building with its 18 story 

residential tower under 

construction.  Although 

substantially higher, the towers of 

all three structures are set well 

back from the Douglas Street front 

while maintaining a lower profile 

pedestal on the street front.  In our 

view this presents a much more 

lively and interesting approach 

than the boxlike structures east of 

Douglas.   

Directly across Courtney from the 

development site at eight stories we find Magnolia Hotel.  It is interesting to note that this site was 

granted a 4.6:1 FSR to permit the development of the hotel while protecting the façade of the 

Figure 1 Canada Trust Building  Figure 2 SE Douglas and Courtney  

Figure 4 Sussex Building  Figure 3 CIBC Building  
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adjacent brew pub.  This is similar in many ways to our proposal where we seek to develop the 

Courtney Street annex in order to preserve the attached historic Church.  It is difficult to imagine 

how one could argue that preservation of a brew pub is more important than preservation of a 

major historic church like St. Andrews.  

 The second factor influencing office tower design was to 

consider historic proportionality.  The historic 1890 church is 

unquestionably one of the most important features in 

downtown Victoria.  While distant views have long been 

obscured, it retains a dominant position at Douglas and 

Broughton with impressive views from along both streets.  

The south wall of the church with its 8 stained glass windows 

is currently obscured by the Ballantyne building with a 

narrow, unattractive alley between the two buildings.  Any 

office tower should set back from both Douglas and the 

church itself.  A more detailed examination of view impacts is 

at Appendix C. 

 

OLD TOWN IMPACTS 
Although it is surrounded by relatively modern 

ÓÔÒÕÃÔÕÒÅÓȟ ÔÈÅ ÓÉÔÅ ÉÓ ÔÅÃÈÎÉÃÁÌÌÙ ÉÎ ÔÈÅ Ȱ/ÌÄ 4Ï×Îȱ 

district as defined by the city.  One of the major 

challenges for any new building in the old town precinct 

is creating a structure that will complement rather than 

assault the surrounding heritage structures.  In 

developing City hall, Victoria faced a very similar 

challenge to that faced by St Andrews.  A new modern 

office was built as an annex to the historic City hall.  The 

juncture between the two is handled by effective use of 

materials rather than any compromise in form.  There is 

no attempt to mimic the old town ÌÏÏË ÏÒ ÃÒÅÁÔÅ ȰÆÁÕØȱ 

heritage. A similar approach has been adopted with this 

proposal.  The design creates a balance between the 

angularity of the adjacent di Castri designed retail 

building and a light touch at the juncture of the historic church and the attached office tower. 

External finishes will have brick facings and detailing to complement the palate and texture of old 

town. 

It is also necessary to consider impacts on any heritage structures that might be influenced by the 

development.  We have taken an expansive view of this issue and also considering structures within 

a 150 m radius of the church including those outside the district that might be impacted.  We have 

identified 6 areas for consideration shown in Figure 7. 

Figure 5 St Andrews from the NW  

Figure 6 - The Alley South of the 

Church 
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Figure 7 Old Town Impacts  

Area 1 is an old town office building north of the historic church.  Any views of the new 

development would be effectively blocked by the church and Broughton Parkade.    On the Douglas 

street front, the building is already immediately adjacent to a modern office building (The Canada 

Trust Building).  The presence of a new office tower well set back from Douglas will  have no impact. 

Area 2 is the building currently occupied by the Sticky Wicket Pub.  While late night patrons of the 

pub will be denied access to what is currently a convenient late night concealed urinal against the 

south wall of the church, it is difficult to imagine that the proposed structure set well back from 

Douglas Street would have any other impacts on this building.  It is already surrounded by modern 

structures of greater height. 

Area 3 is the façade of a historic building preserved for a brew pub attached to the modern 8 story 

Magnolia Hotel.  It sits across the street from the proposed site currently occupied by the Kirk Hall, 

a ρωυπȭÓ ÃÅÍÅÎÔ -block structure.  The enlivened retail face on Courtney Street proposed should 

improve the ambience of the entire street and improve the setting for this building.   

Area 4 and 5 ɀ These areas are effectively hidden from the proposed development by the bulk of the 

Broughton Parkade.  The proposed building will have no impact in this area.  Some increase in 

pedestrian traffic along Courtney might be anticipated. 
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Area 6 ɀ This area at the entrance to the Government Street Old Town retail spine will now have a 

new and more inviting traffic pattern from the east along Courtney Street.  The expanded retail 

level along Courtney can be expected to enliven what is now a dead zone for pedestrian traffic that 

does little to encourage movement between Douglas Street and Government Street. 

In summary, it is clear that the proposed structure will have a generally positive impact on 

neighbouring old town zones. 

VIEW CORRIDORS 
3Ô !ÎÄÒÅ×ȭÓ ÏÎÃÅ ÄÏÍÉÎÁÔÅÄ ÔÈÅ 6ÉÃÔÏÒÉÁ ÓËÙÌÉÎÅ ÁÎÄ ×ÁÓ ÖÉÓÉÂÌÅ ÆÒÏÍ "ÅÁÃÏÎ (ÉÌÌ 0Árk, Laurel 

Point, the Songhees and the Legislative precinct (Figure 8).  Today it is visible only from Douglas 

and Broughton Streets with no distant views from either the south or west.  As the proposed 

building is drawn back from Douglas Street, it will not impair any existing views.   

 

Figure 8 Panoram a from the North East 1892  

The design also needs to consider the impact of a nine story tower on skyline views.  For any distant 

perspective, the new building would sit between the Sussex Building and the Falls Building.  The 

proposed office tower would not alter the existing skyline of the city and be nicely placed between 

the 12 story Sussex Building on somewhat higher ground and the 18 story Falls tower on somewhat 

lower ground.  The Office tower will be substantially set back from Douglas Street.  At nine stories, 

the office tower is about the same height as the Church tower.  It will present an attractive view 

feature for higher structures to the east but would not materially obstruct their city views. 
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REGULATORY ISSUES 
The approach proposed for rezoning is to treat the site occupied by the church and the attached 

office annex as a single site for purposes of calculating FSR.  This is the same approach the city took 

with zoning for the Bay site in order to protect the historic façade while permitting a higher 

attached building set back from Douglas Street.  The building must be sensitive to the regulatory 

context of the city.  To the 

immediate north and east of the 

site, the Sussex Building is 

zoned CA-31 with a permitted 

FSR of 4.6 to 1.  To the 

immediate south west of the 

site is the Magnolia Hotel in 

zone CA-39 again with a 

permitted FSR of 4.6 to 1.  

There is also CA-29 zone along 

this face of Courtney.  This is a 

minor modification of the more 

general CA-3 Central Area 

General Commercial District.  

The Broughton Street parkade 

to the west is zoned CA-10 with 

a permitted FSR of 3.9 to 1.  

Across Douglas Street, the 

Strathcona Hotel and Sticky 

Wicket Pub are in a special CA-

22 zone that is a modification 

of the general CA-4 Downtown 

Commercial Zone to permit use as a pub.  As with the Sussex Building these structures are included 

in the heritage registry but are not designated heritage buildings.  We also note CA.13 zoning with a 

5:1 FSR granted to the vacant property on Broughton Street even though it is largely surrounded 

ȰÏÌÄ ÔÏ×Îȱ ÂÕÉÌÄÉÎÇÓȢ  This property has recently requested approval for a 12 story residential 

tower. 

The zoning requested for this project is about 4:1 FSR, substantially less than the density granted 

for adjacent properties both within and adjacent to the old town precinct.   Only the area 

immediately north of the Church is in a pure Old Town CA-3C zone with designated heritage 

buildings.  That area would be effectively shielded from the new construction by the bulk of the 

historic church. 

In conclusion, it would appear that an increased permitted FSR of  4:1 would be within the range of 

adjacent properties and could be assigned a special zoning to protect the historic church much in 

the same manner as the CA-31 zone was established for the Sussex Building. 

 

Figure 9  Extract from Current Zoning map  
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CITY DOWNTOWN PLAN CONSIDERATIONS 
The Downtown Victoria Plan 1990 (revised 2005) identifies a need for new office buildings.  The 

plan: 

¶ Promotes the adaptive 

re-use rather than demolition of 

traditi onal buildings, particularly 

in Old Town 

¶ Office growth will 

continue to be used as a means 

to revitalize heritage buildings 

¶ Maintains and expands 

the role of Downtown for the 

centre of government offices 

¶ 3ÔÒÅÎÇÔÈÅÎÓ $Ï×ÎÔÏ×ÎȭÓ 

role as a centre for personal 

business and professional 

services 

The plan specifically identifies 

the proposal site as an office 

building area1.  The plan encourages the elimination of surface parking lots. The development of 

retail space on street fronts within the Old Town area is encouraged and Courtney Street is 

identified as an area desirable for shop frontage2. 

Although all these factors support the proposal, the Plan also cautions developers to be sensitive to 

the existing character of the Old Town District.  In particular, the plan identifies the tower of St 

!ÎÄÒÅ×ȭÓ ÁÓ an important skyline feature that must not be dominated by adjacent developments.  St 

!ÎÄÒÅ×ȭÓ is identified ÁÓ Á ȰÓÔÒÅÅÔ ÈÅÁÄȱ ÓÉÔÅ and an important skyline landmark3 with views from 

the east specifically noted.4   These factors mean that site development must clearly demonstrate 

exceptional quality in the design that is sensitive to the surrounding area.   

                                                             
1 Map B3.3 
2 Map B3.4 
3 Map B2.2 and B2.6 
4 -ÁÐ "ρ ÅÒÒÏÎÅÏÕÓÌÙ ÓÈÏ×Ó ÔÈÅ +ÉÒË (ÁÌÌ ÁÎÄ "ÁÌÌÁÎÔÙÎÅ "ÕÉÌÄÉÎÇ ÁÓ ȰÈÅÒÉÔÁÇÅ ÄÅÓÉÇÎÁÔÅÄȱ 
ÐÒÏÐÅÒÔÉÅÓȢ  4ÈÅ "ÁÌÌÁÎÔÙÎÅ "ÕÉÌÄÉÎÇ ÉÓ ÏÎ ÔÈÅ ÈÅÒÉÔÁÇÅ ÒÅÇÉÓÔÅÒ ÂÕÔ ÈÁÓ ÎÏÔ ÂÅÅÎ ȰÄÅÓÉÇÎÁÔÅÄȱȢ  4ÈÅ 
+ÉÒË (ÁÌÌȟ Á ÍÉÄ υπȭÓ ÃÅÍÅÎÔ ÂÌÏÃË ÓÔÒÕÃÔÕÒÅ ÉÓ ÎÅÉÔÈÅÒ ÄÅÓÉÇÎÁÔÅÄ nor registered. 



APPENDIX A ɀ DESIGN CONCEPT ɀ VIEW FROM COURTNEY AND DOUGLAS 
 

 

Appendix A ɀ Mid-level Office Floor 

Entry to parking 
ɀ 40 stalls on 2 
levels 

Retail front on 
Courtney St 

Two levels 
Church & 
Community 
multi purpose 
space 

Seven levels of 
Class A office 
space 

Level access to 
Historic Church 
on two levels 



 

 APPENDIX B - BUILDING DATA 

Level Use Area  
 Main Retail 1,279 

  Lobby 1,169 

  Circulation 1,080 

  Meeting space 5,220 

  Main Total  8,748 

Mezzanine Church Offices 3,652 

2nd Floor  Multi purpose 8,472 

3rd Market office 7,561 

4th Market office 6,401 

5th Market office 6,401 

6th Market office 6,401 

7th Market office 6,401 

8th Market office 6,401 

9th Market office 6,401 

Summary of Use   
Market Office 45,969 

Dedicated church space 3,652 

Shared multi purpose space 13,692 

Main Circulation space 2,249 

Courtney Street Retail space 1,279 

Purpose Floor space  Lot size 

New Annex 66,841      9,090  

Existing Church 12,575   12,808  

 FSR  3.63 : 1 79,416    21,898  


