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Density distribution on site is based on three key 
factors: creating a spacious public realm, balancing 
building separation distances from neighbouring 
development, and responding to the apex condition 
of the parcel. As a result, the massing is shifted to the 
north end of the site and elevated to allow for wide 
sidewalks on Douglas and open plazas at both the 
north and south ends.

The site is positioned as a natural urban node and 
crossroads – for people, transportation networks, 
varied urban densities and building heights. 
Contemporary and historic architecture coexist here, 
with uses in the area transitioning from cultural and 
commercial to institutional and residential, with a 
diverse mix of hotels, gathering spaces, apartment 
buildings, and local businesses.

The central and gateway nature of the site - as 
a crossroads for many city flows, as the start of 
downtown’s south edge, and as an area rich in city 
attractions - makes it a natural location to create a 
generous, high quality public realm. The proposal can 
be considered a catalyst to enhance the public realm 
of its immediate context. Rather than occupy most of 
the site with the interior space, the project gives back 
to the public realm by reducing the footprint of the 
building to a functional minimum.

Two important project amenities - the public 'City 
Room' lobby and the roof deck - elevate the main 
mass of the building, resulting in additional height 
required to accommodate the proposal. 

The main lobby of the building is intended to be a 
continuation of the exterior public realm as a large 
'City Room' with a variety of spaces for individual and 
group visitors.  The other key amenity space at the 
rooftop deck will be open to the occupants of the 
building as well as community and business groups 
for events, offering a unique opportunity to overlook 
the Harbour. The heights of both the lobby space and 
the windbreak/guardrail around the perimeter of the 
roof deck contribute to additional height on site. 

  Development Services Division Comments  

1 Scale and Massing

1A  “The density distribution to provide significant building separation to the adjacent residential building is positively 
noted, however, the overall density results in a significantly long and unbroken building length along Douglas Street and 
a building height that exceeds what is envisioned for the area. Given the critical and iconic views outlined in the design 
guidelines for the Inner Harbour, it is difficult to support a height variance for the length of building in excess of the 
maximum height at this location. Design revisions to reduce the amount of massing that exceeds the maximum building 
height and to break up the perceived length of building along Douglas Street are required. The building separation to 
the adjacent residential building should be maintained with these revisions, which will likely result in a reduced overall 
density.”

Move away from Aria to 
enhance Aria’s access to 
views and daylight

Open up mid-block to let in 
light along Humboldt 
and to create generous 
mid-block connection

Provide view corridor to 
neighbour beyond

Place density to the north

Emphasize flat iron effect 
at an important view 
terminus by shifting 
the mass north

Lift the mass to create a rich 
and engaging public realm 
on Douglas and at north and 
south ends of the site

Lift the mass to create a 
welcoming and spacious 
atrium lobby that is meant to 
become a city amenity: a 
‘City Room’

Lift the mass to create 
weather protection for 
pedestrians

Lift the mass to create 
views along pedestrian 
paths to the Empress

Lift the building

Reduce scale of the south 
corner to address the lower 
forms to the south and of 
the south plaza

Cut back on south corner 
to allow more views 
through for the neighbours

Reduce upper building 
mass to reduce effect on 
the skyline

Reduce scale to improve 
daylight access to Aria

Reduce floor plate sizes towards the top

Move away from the Aria 
to enhance access to 
views and daylight

Emphasize a flatiron 
effect at an important 
view terminus by shifting 
the mass north and west

Provide a view corridor 
for the neighbouring site

Open up mid-block to let 
in light along Humboldt 
and to create a generous 
mid-block connection

Lift the mass to create a 
rich and engaging public 
realm on Douglas and at 
the north and south ends 
of the site.

Lift the mass to create a 
welcoming and spacious 
atrium lobby that is 
meant to become a city 
amenity:  a ‘City Room’.

Lift the mass to create 
weather protection for 
pedestrians

Lift the mass to create 
views along pedestrian 
paths to the Empress

Reduce upper building 
mass to reduce effect on 
the skyline

Reduce scale of the south 
corner to address the 
lower forms to the south 
and the south plaza

Cut back on south 
corner to allow more 
views  through for the 
neighbourhoods

Reduce scale to improve 
daylight access to the 
Aria

















Conform to 
Part 8 of 

NECB

Achieve
TEU = 130 max
TEDI = 30 max

Achieve
TEU = 100 max
TEDI = 20 max

1 2 3

TELUS
Ocean

Current Design:
TEU = 98
TEDI = 19
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Project No:

Scale:

ISSUED

CONTRACTOR MUST CHECK & VERIFY ALL DIMENSIONS ON THE JOB.

DO NOT SCALE DRAWINGS.

ALL DRAWINGS, SPECIFICATIONS AND RELATED DOCUMENTS ARE THE COPYRIGHT PROPERTY OF THE 
ARCHITECT AND MUST BE RETURNED UPON REQUEST. REPRODUCTION OF DRAWINGS, 
SPECIFICATIONS AND RELATED DOCUMENTS IN PART OR IN WHOLE IS FORBIDDEN WITHOUT THE 
WRITTEN PERMISSION OF THE ARCHITECT.

THIS DRAWING IS NOT TO BE USED FOR CONSTRUCTION UNTIL SIGNED BY THE ARCHITECT.
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The updated window-to-wall ratio is 48:52.
To address glare and heat gain concerns, solar 
shading devices and plantings have been added 
along south-facing glazing on the terraces, improving 
occupant comfort and reducing cooling demand 
during the summer. Horizontal metal louvres shade 
nearly the full height of the south facing glazed units.

Several strategies will be used to reduce bird 
collisions. Glazing in proximity to the terrace trees 
will be treated with frit or film that is only visible to 
birds (such as Orilux). To reduce the appeal of the 
interior spaces to birds as potential perches, careful 
consideration will be given to the  location of exterior 
and interior planting to reduce confusion. Overall 
lighting levels will be reduced at night time to avoid 
confusion of migratory birds.

Section diagram showing solar shades

Elevations showing the extent of anti-collision treatment
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Materiality: Contextual Fit
Creating a contextual fit at this site is a challenge 
not simply because of the size and the shape of 
the parcel, but also due to its location - close to 
several notable heritage buildings, yet the site is 
arguably much more so a part of the high-rise mixed 
residential and hotel neighbourhood just east of 
Douglas Street. As a result there are three contexts to 
consider: 

•	 The heritage area* (part of an OCP-designated 
'Urban Place':  Core Inner Harbour / Legislative);

•	 the mixed high-rise neighbourhood with primarily 
contemporary built fabric;

•	 and the transition between these two areas as a 
terminal vista into the core business district. 

Whether the design should satisfy one, other, or 
all of these is a critical decision that impacts the 
architectural cohesiveness of the proposed design.

Designing in a heritage context can be problematic 
- from balancing the response between respect and 
imitation to implicitly favouring a fit with one heritage 
context over another*. The OCP acknowledges part 
of this inherent conflict between old and the new: 

Victoria will continue to face the challenges 
of accommodating development that 
will create new memorable places that 
broaden Victoria’s image beyond its identity 
as a provincial capital with an iconic 
harbour, while contributing to the goals of 
sustainability, and retaining the character of 
Victoria’s existing special places.

With this as a baseline, the language used in the OCP  
is highly subjective when talking about development 
in the heritage areas, typically using open-ended 
phrasing.

The OCP is not prescriptive with respect to what 
should be the language of the site's heritage 
response or to which period of heritage the 
new development should be aligned. The value 
of heritage areas and individual properties is 
determined by using the Victoria Heritage Framework 
that is based on key themes (Coastal Settlement, 
Gateway Economy, Capital City, Community of 
Neighbourhoods, and Cultural Exchange). The site 
falls within several of these themes as it has a rich 
history that includes its natural history of the James 
Bay mudflats, First Nations land, early settlements 
by newcomers, and early commercial and industrial 
heritage. As such the sense of place on this site is not 
limited to a singular aspect of its heritage and while 
the design of the project is inspired primarily by the 
natural heritage (the site is on a bank of a shoreline 
and was often partially submerged with tides), the 
design works to sensitively respond to themes by the 
shape of the massing by its materiality and detailing. 
Similarly, newer buildings such as the Aria, Tapestry, 
and Capital Park campus can be seen as interpreting 
this sense of place in a contemporary way - all part of 
the Core Inner Harbor/ Legislative Urban Place, and 
all within 180m or 90m radius of significant heritage 
buildings - setting a precedent in the interpretation of 
OCP intent. 

View towards the site (upper left) from the Songhees Reserve (circa 1850)

*It is worth noting that the site lies outside Old Town Area 
Guidelines area when interpreting the appropriate response within 
DPA 9 (OTDG p.16,18).

Views of the site from Church 
Hill: the site is in the foreground, 
immediately beyond the road that 
will be Humboldt Street. Only the 
eastern and highest portion of the 
site is visible - the western portion 
is a mudflat.

circa 1860

circa 1880

circa 1890

circa 1920;  
the area between Douglas and 
Government Streets has been 

infilled, and the first part of 
the Empress Hotel has been 

constructed
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The site in the upper left quadrant (just below the 
Crystal Gardens), occupied primarily by the Empress 
Laundry (1954)

View of the site from Douglas and Humboldt Street 
intersection occupied by the Empress Laundry (1930)

An aerial view of the site - the 
hotel has been constructed 
immediately to the north of the 
the historic houses, now a site of 
another hotel (1970)

Arguably the other context - the newer 
neighbourhood east of Douglas - is more relevant 
to this development as was noted in the Advisory 
Design Panel review of the proposal. While both 
the Falls and the Aria have a strong horizontal 
expression, they have an affinity with the proposal 
that have very large areas of glazing.  Setting energy 
concerns aside, these building do set a precedent 
for materiality through the extensive use of glazing. 
The Falls and the Aria orient significant amount of 
glazing to the west - as do other buildings in the 
area - creating a largely glazed urban mass oriented 
towards the Empress and the Inner Harbour. The 
site is currently a negative void within this mass of 
glazing, and an infill development with a glazed form 
would be an appropriate contextual response. 

The third context is that of creating an “iconic and 
well-designed” building at a terminated vista where 
there is a desire for “emphasizing significant shifts in 
the street pattern with a deliberate placement and 
design of buildings and landmarks” for both historic 
and modern buildings. The DCAP policies call for 
design features that serve as landmarks to emphasize 
the prominent location, augment the local skyline and 
provide a focal point to welcome pedestrians. 

Current view of the site - the last parcel left to be developed in the contemporary fabric of Humboldt Valley

All of the adjacent buildings are primarily glazed 
on the west facades - oriented to the views of the 
Harbour
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 Development Services Division Comments  

3 Additional Information Required

3B “Please provide an additional evening rendering from the Laurel point view point to illustrate how the application 
provides a sensitive and appropriate illumination of the building facade and architectural features to complement the 
night time views of the harbour without detracting from the lighting prominence of the Empress Hotel.”

Evening view from Laurel Point

Most of the lighting will be located in the areas well 
below the roofline of the Empress hotel and will 
not detract from the architectural lighting of the 
Empress, the Victoria Conference Centre, and the 
Crystal Gardens. 

The lighting, integrated into the returns of the angled 
panels, is intended to 'glow' or 'shimmer' - a subdued 
approach. 

Twilight photomontage showing absense of artifical 
facade illumination above the Empress roofline.

Bioluminescence-inspired lighting in integrated into the 
return of the angled panels on the Douglas facade,
creating a shimmering effect



City of Victoria | Downtown Core Area Plan | APPENDIX12A

VIEW 5: OLYMPIC MOUNTAINS FROM DOUGLAS STREET

Looking south along Douglas Street to Olympic Mountains

A

Character-Defining Elements

A. Olympic Mountains 

APPENDIX ONE:  PUBLIC OUTWARD VIEW GUIDELINES




