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 historic
church and providing
appropriate setbacks.

This document will present

those issues and the

conclusions reached by the St
'TAOAxB0 $AOAIT BI A
Committeeand outline the

community benefits that will

flow from this proposal.

The Development Committee of
30 'TAOAx30 0O0A




CONTENTS

BaCKGIrOUNG.......oeiiiiiiie et e
30 'TAOAXxB0 $AQCECI..L.AEAAQOEQAD. .
City AESIgN ODJECHVES. ... ..uuiiiiiiiiieee st e e e e mmmmmmmmt s £ 444 e 44414 emmmmmmmms e e e e
City interim height GUIAEIINES........ccooo e vmmmmmmmms e e e e e e e e e e e e s emmmmeer et e e e e nnnsn s smmmn
(0 0 To T o T = 1] RSP
Old TOWN IMPACTS.....ccii ittt mmmmmeenr e e e e e e e cmmmmmmmms e et e e e e e e e e e s smmmmmmmns s s s s e e e et e e e e e emmmmmmmms e e e e e e e e s
VIBW COITIOONS. ...ttt ettt immmmens et e e ettt emmmmmmmns e+ 4 4t e+ smmmmmmmmt £ 44 b et 4 444 smmmmmmmm £ e et e s e

REQUIALONY ISSUBS.......eieiiiiiiiie e emmcmmmmme ettt emmmmmmm et s e 444t e+ 4111

o N bR oo

City Downtown Plan CoNSIAEIaAtIONS .........cciiiieiiii s immmmmeeseeeeeee e e e e e e s emmmmmmmms b e e s ammmmmmmm e
Appendix Az Desigh Concepy View from Courtney and Douglas.................oovvvieeeeeeemievnnnnnienneens 10...
Appendix B- Building Data.............ccuuviiiiimmeeeccce e oo e e s st emmmmmeme e e e e e e e e s s s smmmmmmmmsssseeeeeeeee e s smmmmmmmmsss L
AppendixCz6 EAxO T £ 30 ' 1 AOAXx8.0...0.0AQ0AUQAQEAIL. .. .#E00AE
Appendix DZIMpPACt 0N PriMary VIBWS.........ccouuuiiiuuuimmmmmmmmeeeeeeeeeeeesessmmmmmmmmrsssssssssnsss s smmmmmmmmsaeeeeeees o
Appendix E- Community BENETitS..........ouiiiiiiiiiiimmmmmiiiiiiiie e emmmmmmm e smmmmmmme e el O
Table 17 Heritage Preservation ProjeCtS.............oooiiiiiiiceeemmemieviniiee e s e s smmmmmmmme e e e e eeeeeeee s smeeeneeme s 20,

Major Projects Complete 1998 2008 ..........cuviiiiiieiisimmmmmmmsiieieeeeeeeeesemmmmmmms s smmmmmmmms 020

Projects Identified for 20087 2018.........cooviiiiiiiiiiimmmmeeereeeieee e s emmmmmmmme e s s e 200
Table 2z A Sampling of CommUuNity EVENIS.............cuvviiiiimmmmmmmmeeeeeeeeeeeeee s e eseeenneenes smmmmmmmm e 20

COMMUNIEY ACHIVITIES. ....uvviiieiiiiiieee e emmmmmmmme ettt e et e s emmmmmmm bbb e e s emmmmmmmms s 1 s s e e e e 0 2

L0 0] o] £ PP !

PUDBIIiC INtErest PreSENIAtiONS . ... ccv e e e e e e e e e e e e e e e e vmmmmmmme e e e neeenn e mmnn 2]

Page |2



St ANDREW® PRESBYTERIANCHURCH
HEIGHT, VIEW CORRIDOR AND SKINE CONSIDERATIONS

BACKGROUND

ST ANDREWS PRESBYTERIARHURCH

4EA AT T COACAOEIT T &£ 30 'TAOAx80 xAO & O1 AAA E

1890. The chairman of the building committee andan elder of thechurch wasthe Hon John
Robson,editor of the British Colonist newspaper andater Premier of British Columbia. The
architect Leonard ButressTrimen designed the Kirk in the Scottish baronial stylevith a
massive 120 foot(37 m) tower crowned by fourturtAOO AO OEA 11 OOE AAOGO
church was only the second in North America to use incandescent lighting. The
magnificent rose window andthe adjacent panels imported from Germanywere donated

in memory of the late Robert Dunsmuir.The church bwer, 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 20" century, the city permitted new construction that began to
obscure views of the church. e 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 Parlade 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 ANDREW® DESIGNOBJECTIVES

1 Change fom supporting a building to having a building that supports the church.

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

maintain the historic church.

T 00AOAOOA OEAxO 1 AndindintdinipidmdAionditd with EufréuAdihg
structures.
Eliminate the alley as a problem site
Provide alevel connection between thesanctuary and themeeting spaces in new building.
Provide upgraded office and multi purpose program and meeting space in a new building
Increaseunderground parking with easy access to the church.

= =4 =4 =4

QTY DESIGNDBJECTIVES

1 Provide Class Aenvironmentally sensitive office space downtown with associated parking
space(Coriolis report)
Enliven Courtney Streets aretailareeA U OAAOAET ¢ OAAAAS6 AOAAO
0 0OAOAOOA OEAxO T &£ 30 '1AOA%XxG0
Preserve the heritage designated church building
Support community programming

=A =4 =4 =9
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1 Maintain proportionality with surrounding structures

QTY INTERIM HEIGHTUIDELINES
1 43.5 metre maximum height continues to apply to propertiesvith Heritage Designation or

2ACEOOOAOQOEITh AT A xEOEET A wn 1 AOOA jonmn AAAROQ

1 That the heights of building faces along the east side of Douglas Street be limited taaimum
of 15 metres to maintain a typically vaying two- to five-storey street-wall frontage, with new
higher building massing setback at least 1 metre per 5 metres of height above the streeiall
frontage.

PROPORTIONALITY

In considering proportionality, it is
useful to examine the most
significant buildings adjacent to the
church. On the vestside 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 similarbut 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 Figure 1 Canada Trust Building Figure 2 SEDouglas and Courtney
find the taller 12 story CIBC building
and Suss# 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 theDouglas 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. Figure 3 CIBC Building Figure 4 Sussex Building
Directly across Courtney from the

development site ateight 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 facade of the
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adjacent brew pub. This is similar in many ways to our proposal where we de& 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 viewshave 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 setback from both Douglas and the
church itself. A more detailed examination of view impacts is
at Appendix C.

OLD TOWNIMPACTS
Although it is surrounded by relatively modern
OO0O0OOAOO0OAOh OEA OEOA EO O
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 he 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 se of
materials rather than any compromise in form. There is
no attempt to mimictheoldtowni T T E T O AOAAAR AmiAmA
heritage. A similar approach has been adopted with this Figure 6 - The Alley South of the

. Church
proposal. The design creates #alance between the
angularity of the adjacent diCastri designed retalil
building and a light touch at the juncture of the historic church and the attached office tower.
External finishes will have brick facingsand detailingto complement thepalate and texture of old
town.

25.08.2007

It is alsonecessary to considr impacts on any heritage structures that might be influenced by the
development. We have taken an expansive viewthiis issue and also consideringtructures within
a 150 m radius of the church including thoseutside the district that might be impactel. We have
identified 6 areas for consideration shown in Figure 7
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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 anBroughton 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 Doughadl have no impact.

Area 2 is the building currenty 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 structuresetwell back from
Douglas Streetvould have any other impacts on this building.It is already surrounded by modern

structures of greater height.
Area 3 is the facade of a historic building preserved for a brew puditached to the modern 8 story

Magnolia Hotd. Itsits across the street from the proposed site currently occupied by the Kirk Hall,
ap wu 1t O -HoBkistuttde. The enlivened retail face on Courtne$treet proposed should
improve the ambience of the entire street and improve the setting fahis building.
Area 4 and 57 These areas are effectively hidden from the proposetkvelopment by the bulk of the
Broughton Parkade. The proposed building will have ro impact in this area. Some increase in

pedestrian traffic along Courtney might be aritipated.
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Area 67 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 retalil
level along Courtney can be expected to enliven whest 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

30 'TAOAx860 TTAA AT T ET AOAA OEA 6EAOQOI @A4reOEUI ET A A
Point, the Songheeand the Legislative precinc{Figure 8). Today it is visible only from Douglas

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

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

Figure 8 Panorama from the North East 1892

The design also neeslto consider the impact of ninestory tower on skyline views. For any distant
perspective, the new building would sit between the Sussex Building and the Falls Buildinbhe
proposed office tower would not alter the existing skyline of the city and be nicely placed between
the 12 story Sussex Building on somewhdtigher ground and the 18 story Falls tower on somewhat
lower ground. The Office tower will be substantially set baclkrom Douglas Street.At nine stories,
the office toweris about the same heighas the Church tower It will presentan attractive view
feature for higher structures to the east but would not materially obstruct theircity views.
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REGULATORYSSUES

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 hisoric fagade while permitting a higher

attached building set back from Douglas StreefThe building must be sensitive to the regulatory
context of the city. To the
immediate north and east of the
site, the Sussex Building is

~ zonedCA31 with a permitted

—— FSR of 4.6 t0 1. To the

g okt | ez - - immediate south west of the
}' 1079 site is the Magnolia Hotel in
f zone CA39 again with a

| ___CA§31 permitted FSR of 4.6 to 1.
- & Thereis alsoCA29 zone along
| ;,3_,’%::4-» . this faceof Courtney. Thisis a
Sl + minor modification of the more
[ general CA3 Central Area
/| General Commercial District.
* The Broughton Street parkade
- tothe westiszoned CA10 with
| 7~ 8T apermitted FSR0f 3.9 t0 1.
L’r\) c Across Douglas Street, the
licsde A4 Strathcona Hotel and Sticky
1 - Wicket Pub are in a special GA
22 zone that is a modification
of the general CA4 Downtown
Commercial Zone tgermit use as goub. As with the Sussex Building these structures are included
in the heritage registry but are not designated heritage buildingsWe also note CA.13 zoning with a
5:1 FSR granted to the vacant property onrBughton Street eventhough it is largely surrounded
OT 1 A O x1 érhishpédpertyhisirecadtty requested approval for a 12 story residential
tower.

U.'VA |

O & [ 3 |

1 125
88,

S

ure 9 Extract from Current Zoning map

The zoning requested for this projects about4:1 FSR, substantially less than the densigranted
for adjacent properties both within and adjacent to the old town precinct. Only the area
immediately north of the Churchis in a pure Old Town CAC zonewith designated heritage
buildings. That area would be effectively shielded from the newonstruction by the bulk of the
historic church.

In conclusion, it would appear that an inceased permitted FSR o#: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 ashe CA31 zone was established for the Sussex Building.
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Q1Y DOWNTOWNPLAN CONSIDERATIONS
The Downtown Victoria Plan 1990 (revised 2005) identifies a need for new office buildings. The

plan:
—~—s - 1 Promotes the adaptive
-3 |US) - -_:' re-use rather than demolition of
B’i ”: B T e ' A .: 7 — traditi onal buildings, particularly
A ::* ~— ,.',-, /2 : % "'.:'7'!‘-9_‘ —_| inOld Town
23 \To hlgs [emmitel [[H 1 Office growth will
"u_..., off] ¢ [T # /== | continue to be used as a means
; R e [T s /e | to revitalize heritage buildings
4 — S R | f  Maintains and expands
= Y T Q) - the role of Downtown for the
“‘-.._. ‘ 4 ~ .| centre of government offices
i e fes | 1 300AT COEAT O $1x10
T - : : T role as a centre for personal
e o SRR iy business and professional
Poserdial Areas Tor New Major Office Bubdings SeI’VICGS
on(ﬁ)::sntown aa e ij{ The plan specifically igntifies
the proposal site as an office

building areal. The plan encourages the elimination of surface parking lothedevelopment of
retail space on street fronts within the Old Town areds encouraged andCourtney Streetis

identified as an arealesirable for shop frontagé.

Although all these factorssupport the proposal, the Plan als cautionsdevelopers tobe sensitive to

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

I T A OA xab ipoAadt skyline feature that must not bedominated by adjacent developments.St
I 1T AOAsidénfiiedAO A O OO0 O faddan irephrfadt skylideHaBdinarks with views from
the eastspecifically noted#4 These factors mean that site development must clearly demonstrate
exceptional quality in the design that is sensitive to the surrounding area.

1Map B3.3
2Map B3.4
3Map B2.2 and B2.6
‘- AP "p AOOITAT OOI U OEi xO OEA +EOE (Al AT A "All Al
A : T OEA EA
I

DOl PAOOEAOS 4EA "All AT O A "OEI AET ¢ EO 11
+EOE (Alih A TEA unéoO AA T OnoAregistered. OOOOAODOC
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APPENDIXA 7 DESIGNCONCEPT VIEW FROMCOURTNEY ANIDOUGLAS

[—

=
'f' =]
i
= - Seven levels of
= — Class A office
11 Level access to

Historic Church

= j |‘| m ﬁ/ on two levels
L

' PEna=
Entry to parking ' . @ ||
740 stalls on 2 —TTl
levels il llﬁ]l (J L - Two levels
Church &
Retail front on Community

Courtney St



APPENDIXB - BUILDINGDATA

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 churchspace 3,652
Shared multi purpose space 13,692
Main Circulation pace 2,249
Courtney StreetRetail 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




