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Abstract

This practicum is a comparative assessment of the urban design
policies and practices of Vancouver, Calgary, Regina, Minneapolis, and
Winnipeg. The experiences of each city‘ have been examined on the basis of
policies, guidelines, plans and impiemcntafion methods, and compared to
Winnipeg to provide assistance in the improvement of Downtown urban design
practices.

The comparative assessment has shown that Winnipeg needs to
make changes in Downtown design policy. There must be a direct plan of
action, and commitment on behalf of Council to formulate concrete design
policies. Winnipeg should consider a formal system of design review, and a
design review panel independent of Council, and there must be a set of
Downtown design guidelines put in place to improve the situation.

Vancouver is the best example studied. They have a balance between
planning principles, implementation techniques, and political climate.

Calgary and Regina do not have this same sense of balance, and there is a
great deal political intervention in the planning process. Calgary has made
mistakes in the past, and have made changes to improve the situation in their
over built Downtown. Regina is a city that is in need of development, and any
development is accepted because it is seen as good development. Minneapolis
is the only American example. It has a distinct Downtown plan that has been
updated to keep pace with changing needs of the city. Minneapolis does not
use design review because they feel it would create a Downtown that is too

rigidly designed.
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GLOSSARY

Direct Control (D.C.) : Used in Calgary it is a urban design technique where a
developer agrees to a contract with the city to develop a site of certain height,
size, shape, materials, etc. A D.C. agreement is quite strict and does not allow
for changes. The development must correspond exactly to the terms of the

contract, and any changes must be renegotiated.

Downtown District (D.D.) : Downtown District of Vancouver, British

Columbia.

DPA : Development Permit Application.

D Zone : Downtown Zone of Regina, Saskatchewan.

FAR, FSR : Floor Area Ratio or Floor Space Ratio is a figure obtained when
the area of all floors of all buildings on a site (measured to the extreme outer
limits of the site) is divided by the area of the site.

Heritage Density Transfer : In Calgary, when a developer does preservation

work on an historic building he can earn bonus and transfer floor area to

another site in another area of the City.
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INTRODUCTION

The purpose of this practicum is to provide a comparative
assessment of the downtown urban design policies and practices of three
Canadian cities; Vancouver, Calgary, Regina, and one American example;
Minneapolis, Minnesota and discuss how the City of Winnipeg can, or cannot,
benefit from the experiences of these cities. The urban design practices of
each city shall be discussed through the examination of the mechanics of
implementation of policies, guidelines, etc. The effectiveness of each city's
particular system will be determined through the use of the planners opinions
on how successful their city has been in formulating urban design policies etc.
In essence, urban design principles, their implementation, and their
effectiveness for each of the above mentioned cities shail .be examined, and
used to explore possible lessons for the City of Winnipeg in its endeavors to
achieve effective downtown urban design policies.

In 1986 the City of Winnipeg formulated a downtown zoning by-
law which encompasses urban design policies. However, to date, the actual
implementation of those urban design policies have been put only to limited
use. This practicum will attempt to aid the City of Winnipeg in its endeavors
to create an effective urban design policy through observations based both on
the positive and negative experiences of urban design policy and
implementation in the four cities studied.

There are several reasons that the four cities were chosen for
study, and each shall be examined in turn. The main reason for selection was
based on similar population size to Winnipeg, with the exception of Regina,
Saskatchewan which is smaller.

Regina has a close proximity to Winnipeg, and has many of the
same physical features, that is to say that both cities are prairie cities. Their

climates are also similar in that they have long severe winters. They have the
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same types of design problems such as pedestrian protection from the
elements.

Calgary, Alberta was chosen. primarily because it has a
population that is quite similar to Winnipeg and can also be considered a
‘winter city', although these are not as harsh as in Winnipeg or Regina.

The City of Vancouver, British Columbia, excluding the
surrounding suburban areas, also has a population that is similar to Winnipeg.
Vancouver was chosen not only because of the similar population size, but
because this city has set the standard in Canada, if not North America, for
design controls and urban design techniques.

Like Calgary and Vancouver, Minneapolis Minnesota is quite
comparable to Winnipeg in population, and it is also a winter city in a prairie
setting. In essence, Minneapolis shares many of the same physical and
climatic features as Winnipeg and it will provide an example of an American
approach to downtown design and control.

The approach that will be used will be in the form of case
studies. Each city will be examined individually on the basis of their
downtown urban design policies, practices and implementation techniques. In
addition, the effect of the political organization and processes on urban design
in each city will be compared.

Finally, the successes and failures will be assessed based on the
personal statements of the planners in each city, (along with the literature that
was collected.)

Winnipeg is examined in the same way, but recommendations
based on the experiences of the cities that are being studied will be put
forward. These may be useful to the City of Winnipeg.

The first chapter provides background information on what urban
design is and its justification. It will discuss the aspects of urban design;

policies, plans, guidelines, programs, political and administrative frameworks
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that are required to produce quality urban design.

Chapter two examines how the City of Vancouver deals with
downtown design controls. The principles, practices, and implementation
techniques will be examined and assessed. The effect of city politics will also
bé examined.

Chapters three, four, five, and six deal with the cities of Calgary,
Regina, Minneapolis, and Winnipeg respectively, in the same fashion as
chapter two.

Chapter seven contains the comparisons between the study cities
and Winnipeg. Each city is compared with Winnipeg. Conclusions will be
drawn from the negative and positive experiences of each city. From this,
recommendations are made for the City of Winnipeg that -will, hopefully,

provide a framework for formulating effective downtown design policies.



2 ! 2
WHY DO WE NEED IT?

Urban design is "that branch of planning primarily concerned
with the functional and visuval relationships between people and their physical
environment and the ways in which those relationships can be consciously
improved. As such, urban design is directly involved with many substantive
areas of planning, including housing, transportation, open space, institutional
services, commerce, and industry".!

The practice of urban design is based on the assumption that the
"physical environment can be designed, and that a desired physical form can be
created through the use of various design methods."2 It considers economic
and political positions, and urban design is generally understood to function
as "part of the public sector, where it can serve to stimulate, guide, and
influence actions of the private sector".3

Urban design is not a new field, and it has existed as long as
man has existed. However, what has changed is the "contexts and approaches
of urban design".# An important step in the evolution of urban design is the
"industrial revolution in Europe which essentially directed the attention of
design away from individual service to an autocratic ruler and towards a
pluralistic 'public' of clients".> Urban design has been known by various

names at various times. It was referred to as "town planning” in Europe and

! International City Management Association. The Practice Of Local
Government Planning (Washington D.C. 1979) p.354.

2 ibid. p.354.

3 ibid. p.354.

4 Shirvani, Hamid. The Urban Design Process. (New York, 1987) p.2.

5 ibid. p.3.



later "city planning” and "urban planning" in the United States. "The field has
also been shaped by major professional and theoretical trends such as, the city
beautiful and city functional era; systems analysis; structuralism; the semiotic
approaches of the 1960's; and most recentiy, the incrementalism and
neorationalism of the 1970's".6

Urban design began to emerge as a distinct subfield of planning
during the 1950's and 1960's. It was during this period that the huge urban
renewal programs were taking place in many American cities, but urban design
is not an outgrowth of these programs. Urban design became important
because "the urban renewal projects created many new opportunities for large
scale intervention in the city planning and building process. A negative side
effect 1is that, urban design's close association with urban renewal programs
tainted and continues to confuse the thought of many abdut the methods and
potential of the field".” A common error is to view urban design as only
'large scale architecture’. Some large scale architecture may be referred to as
urban design, but large projects are certainly not the only focus of urban
design. '

At the turn of the century there was a definite failure of city or
urban planning in many cities. By the 1960's and early 1970's, the
consequences of this failure "redirected planning practice and theory to the root
problems of public policy and political economy. There was a change of
emphasis, and together with urban renewal, created a need for a new focus or

discipline within the planning field: urban design".?

6 Shirvani, Hamid. The Urban Design Process. (New York, 1987) p.i.
7 ibid. p.3.
8 ibid. p.3.



Urban design contributes to the larger field of planning by
providing tools to help create a balance between the pressures for new
development and the pressures for conservation. In order to achieve such a
balance, urban design activities are divided into three general categories: "the
determination of what is to be protected, or conservation; the determination of
where and how development investments are to be located, or development
focus; and the determination of appropriate physical forms and types of use, or
development character".9

Development focus forms a large part of urban design practice
and is basically a continuation of large scale private sector development
projects, building complexes, or infrastructural facilities. "It involves the
strategic location of development and conservation investments so as to
produce a positive environmental, social, and economic impact on adjoining
uses. In a declining urban environment public and private investments can be
located so as to make the most of positive impacts".10 This can be seen in
the 'similarity’ in size of most Downtowns. Most central business districts
tend to "concentrate within 150 acres of land, or a twenty minute walk across
dimension. Within this convenient walking range there is maximum
opportunity for a variety of interrelated uses and services to economically
support each other”.l1

In areas experiencing development, there must be a consideration
of locations that are non disruptive to the present environment (views, historic
sites, etc.) and infrastructure. There is a correlation between development
focus and conservation, and care must be taken “to protect adjacent lands,

buildings and open space".12

9 International City Mgmt. Assoc. The Practice Of Local Government Planning,
(Washington D.C. 1979) p.355.

10 jbid. p.355.

11 jbid. p.356.



The conservation orientation focuses on environmental quality
and is at the other end of the spectrum, often at odds with the real estate
market's attempts to control it. "Conservation involves the use of
nonrenewable resources to achieve a workable, comfortable environment. This
includes consideration of almost every aspect of the environment: the
conservation of valuable, non replaceable open land; the conservation of
energy through efficient transportation options as well as through climate
responsive building design; and the conservation of historic, scenic, or
otherwise serviceable buildings and landscape”.13

With regard to preservation in urban design, it can be seen that it
is finally receiving the attention that it deserves. In the past, most planners
and designers have focused solely on making new creations, and they have, in
many instances ignored existing, older structures. "Older buildings provide a
cohesive strength that is absent in much of the contemporary design going on
today and they also establish an orderly framework for future development”.14
There is good and bad preservation, and there are many visible examples of
this. Compromise is a poor substitute for a thoughtful preservation program.

Development character establishes the appropriate quality of
development with regard to "three dimensional physical form as well as to type
and location of uses".13> Wherever possible, there should be a reduction of
the disruptive impacts of new buildings inappropriately related to their
surroundings. "Compatibility means that there should be visual harmony
between existing and new development"”.16 Hedman views this as designing

12 Intal. City Mgmt. Assoc. The Practice Of Local Government Planning.
(Washington D.C. 1979) p.356.

13 ibid. p.354.

14 Hedman, Richard. Fundamentals Of Urban Design. (Washington D.C. 1984)
p.8.

15 Intnl. City Mgmt. Assoc. The Practice Of Local Government Planning,
(Washington D.C. 1979) p.355.

16 ibid. p. 355.




in 'context’.

Through designing in context there should be "visual linkages
between existing buildings, and any new project should continue to create this
cohesive overall effect".17 The new building should enhance the character of
the setting, and try to maintain the key unifying patterns that make a
particular area unique. Visual linkages are not something only a professional
could understand, but are simple basic features that most people can easily see
for themselves. "A building need not copy the exact characteristics of its
neighbors, but it must support and share the same fundamental characteristics
with them".18  Areas that have a number of old buildings have a definite
sense of cohesiveness and they work together to create an overall effect
‘greater than the sum of the individual parts’. This unity should not be
disturbed, and it should be treated very carefully because once unity is damaged,
it may take years before the mistake can be redressed.

The character of the surrounding environment is not always
considered by designers and many new projects seldom share any of the
qualities of the established patterns of visual unity. As mentioned, designing
in context has its merits, but in some cases designing in contrast can be quite
exciting. Contrast can be seen in many ways. For example "buildings of
civic importance are set apart by design and placement to underscore their
importance. The practical reasoning for this is that a few special buildings
provide accent and focus, but if all buildings seek to contrast the result is
chaos".19

In the 60's and 70's contrast was seen to be overused and abused,

and its effects have been destructive at times. Effective contrast is an

17 Hedman, Richard. Fundamentals Of Urban Design. (Washington D.C. 1984)
p.9.

18 jibid. p.9.

19 ibid. p.11.




important desigh consideration, but the nature and limits of contrast is the key
to making it work for cities and not against them. “If contrast is not used
correctly and tastefully, there could be problems because like a large and easily
visible infraction, many small infractions can be devastating, and can effect a
larger area".20

Development character is also-determined by the mix, type, and
intensity of use, and the "diversity of uses in close convenient proximity
enhances the quality of life for cities and their inhabitants".2l A realistic
approach to urban design must incorporate all three orientations, and urban
design should aim for balance among the three. "Urban design has to be aimed
to serve the entire public at large, not just a select few, because the key to a
successful ﬁrban design process is the public".22

Urban design is more than a beautification process, but an
important function of planning that deals with the physical quality of the
environment. There is more involved than the layout of buildings, the qualfty
of the environment and the effect on the people using the space must also be
considered. This is a hard task to undertake, because designers cannot always
design every element and component of a particular site because in many areas,
there is existing buildings that must be dealt with. The design must be made
to fit into the cxiSting environment so that there is not an overwhelming
amount of conflict between the existing and the new.

"Urban design is that part of the planning process that deals with
the physical quality of the environment, and is seen to extend from the
exterior of individual buildings outward, with consideration of positive and
negative effects of individual buildings on each other's interiors".2> In other

20 Hedman, Richard. Fundamentals Of Urban Design, (Washington D.C. 1984)
p.11.

21 Intnl. City Mgmt. Assoc. The Practice Of Local Government Planning.
- (Washington D.C. 1979) p.355.

22 Shirvani, Hamid. The Urban Design Process. (New York, 1987) p.4.
-9-




words the spaces between buildings are essentially the domain of urban design,

but the main question lies in how these spaces are to be designed?
Over the years planners have focused on the more physical

aspects of design: internal pattern and image and external form and image, and
for the most part neglected the environmental and functional aspects. “This

could be due to the fact that the physical aspects are more oriented toward the

form making area of urban design".24 However, "the environmental aspects
must be considered and such factors as wind, sun access, view, and natural

elements such as trees and greenspaces, always contribute to successful urban

design”.25

There are many variations in analysis of urban design, and this
has lead to a variety of policies, plans, guidelines, and programs in different
cities. However, "all cities base their urban design on some or all the
following elements:

. Land Use

. Building Form and Massing -
. Circulation and Parking

. Open Space

. Pedestrian Ways

. Activity Support

. Signage 8. Preservation" 20

~1 N h BN =

Land use is one of the key elements of urban design because "it
determines the basic two dimensional plans on which three dimensional spaces
are created and functions are performed".2’

A land use plan that has been developed with land use policies

determines the relationship between plan and policy and provides a basis for

23 Shirvani, Hamid. The Urban Design Process. (New York, 1987) p.6.
24 ibid. p.7.

25 Whyte, William. The Social Life of Small Urban Spaces. (Washington D.C.
1980) p.37.

26 Shirvani, Hamid. The Urban Design Process, (New York, 1987) p.8.
27 ibid. p.8.
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assigning appropriate functions to specific areas. Two major problems
associated with land use policies have been: "(1) a lack of diversity of use in
an area, and (2) a failure to consider environmental and natural physical

factors".28

In recent years, cities have become aware of the fact that the plan
is not only the only product of design, and other products are needed for
successful urban design, and they now realize there are "several frameworks that
they can use to control the development of the city and at the same time create
a high quality sensory environment".2?

Regardless of scale, urban design has two types of output:
process oriented and project oriented. Developing an urban mall in the
downtown is an example of a project oriented product. On the other hand,
"developing design guidelines for downtown developments is a process
oriented product, as is an urban design plan for the entire city. A realistic
urban design process should include both types of products”.39

One major problem associated with the traditional practice of
urban design has been its orientation toward project versus the combination of
process and project. One shot planning was the project approach to urban
design that envisioned the whole city as project and developed futuristic
designs on paper. Shirvani likens this to designing a house or a building
without much consideration of the necessary factors. The formulation and
articulation of the physical development plan is the central focus of planning
and physical development should be dealt with regardless of the type of
products and scale. "This is a return to that old fashioned field of physical city
or land use planning; but it is simultaneously more focused and yet more amply

connected to other concerns, and given a sharp sense of humanistic

28 Shirvani, Hamid. The Urban Design Process, (New York, 1987) p.8.
29 ibid. p.143.
30 ibid. p.143.
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purpose".31

The products of urban design can be classified into four major
groups: policies, plans, guidelines, and programs.

“Design policies are indirect design methods that include
régulatory means of implementation or investment programs and other means
of causing direct designs to be implem-‘:nted-“.32 In other words they are
primarily a framework for the overall design process. Strategies can also be a
part of framework and they should identify and demonstrate all the advantages
the urban design may bring to an area and explain these advantages to the
public.

"Policies are a framework for action but such a framework must
be flexible enough to allow specific design to take place, but planners should
not get lost in policy making. The major problem associated with policies is
the policy maker is not usually a designer, nor has he consulted one".33
Therefore, the policies are usually boring and uninteresting and could not
produce a high quality urban environment. Few cities have produced a realistic
set of urbaﬂ design policies but many realize their value and are beginning to
structure planning process within which such policies can resuit.

The plan is the most essential of all products of urban design.
"Whether it is product or process oriented, the plan should be developed within
the framework of the policies".34 This is a key issue because in the past
there has either been a plan without understanding the realities of the setting
for that plan, or there have been too many policies and no plan.

Physical plans have had many problems, mostly centered around

the relationships between the plan and the institutional process through which

31 Lynch, Kevin. The Image Of The City. (Cambridge, 1986) p.47.

32 Shirvani, Hamid. The Urban Design Process, (New York, 1987) p.144.
33 ibid. p.144.

34 ibid. p.145.
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the plan is implemented. It is clear that we need a plan that focuses on the
physical development of the city, and there are many environmental
constraints and demands to which a physical plan should be responsive. “The
emphasis on process and plan attempts to bridge the gap between the plan and
its implementation™,33

Developing urban design guidelines and urban design plans is not
enough to address the specific elements of urban physical form. Planners have
translated the urban design plan into specific guidelines to ensure quality at the
microscale. "Guidelines do not necessarily result in more control or restriction
but they do develop a design framework at the district, street, or even project
scale”.36 They may also present alternative approaches for a specific design
element such as a plaza, and they are intended to ensure built form quality.

A city is pieced together from many parts at different times,
with each part having a different physical character and function. An urban
design plan can deal with design issues in terms of the relationship among
these parts. Plans will focus on specific areas of a city, districts of specific
character and in need of specific treatment.

Some cities may choose design guidelines that focus on specific
physical elements that could be designed and built in various parts of the city.
They may even identify criteria for suitable location, but each city must decide
the particular organization and style of guidelines that will accomplish the
design goals of that city.

Guidelines are either prescriptive or performance oriented.
Prescriptive guidelines attempt to establish a framework within which
individual designers must work, as in floor area ratio requirements (FAR). For
example a FAR in the downtown of 12 means that the floor area of a proposed

building may not be more than 12 times the area of the site.

35 Shirvani,Hamid. The Urban Design Process, (New York, 1987) p.146.
36 ibid. p.147.
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".Perforrnance guidelines provide the designer with various
measures and criteria as well as methods of calculation, while leaving the
concept of development up to the designer.37 Instead of saying the FAR=12
is the limit, performatory guidelines might specify the amount of sunlight
required in the open space and surroundiﬁg area, capacity of infrastructure to
handle the additional load by the building, required landscaping, etc.

The advantage of performance guidelines is that they apply
standard measurements to all sites but do not demand standard forms that may
or may not be appropriate for all sites. Therefore the physical form can vary
depending on the site location. "They are also more ﬂexible than prescriptive
techniques and have creativity and innovation in the hands of the designer and
planner”.38 _

Urban design guidelines should include the following sections:
“1) purpose and objectives of guidelines, 2) classification of major and minor
issues to be covered, 3) applicability, and 4) examples illustrating some
applications”.39 Each of these areas is important and if some areas are
emphasized more than others, confusion between architects, developers,
planners, etc. could result. Many guideline systems do not discuss
applicability; and if they do, the criteria, conditions, and so on, are not fully
explained or illustrated. |

‘ In order to achieve good design, sometimes a community will try
using design guidelines, and they will hopefully prove to be effective. The
problem with design guidelines is that they are often in the form of verbal
injunctions, and most are loaded with good intentions. “In design, words can
be quite slick and a verbally skilled person can be quite evasive, especially
before an audience of non designers where it is easy to make token gestures

fully meet the criteria. This type of thing goes on everyday, and a better

37 Shirvani, Hamid. The Urban Design Process,' (New York, 1987) p.150.
38 ibid. p.151.
39 ibid. p.152.
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solution would be an elective context of composed drawings and or photos of
different buildings to serve as the model context for design purposes".40
Examples of graphics, photos, etc, should; wherever possible, be included to
help provide visual examples.

A design program usually refers to an implementation process or
sometimes, to the overall process. Contrary to the belief of many planners
and designers, planning and design do not end when construction is completed.
If the process is not followed through after construction, many projects could

develop into a problem area.

The administrative framework required for the implementation of
urban design has two parts. "The first is the organization within which the
design function is administered, and the second is the techniques cities use to
implement design. Cities are presently organizing their administration of
urban design according to the following orientations: city hall; third sector;
and a combination of the two. All three types must work cooperatively with
the private sector to ensure success.?!

There are three types of city hall oriented models: "1) ad hoc, 2)
dispersed, and 3) centralized. The ad hoc model is problem focused and
temporary, and it may be a design committee or outside group, that helps the
city for a certain period of time on a specific project”.42 Within this process
a team of professionals come to an area, study it, and make design
recommendations. Public officials, and citizens are usually involved. Small
communities that can't afford a permanent urban design group may be persuaded
to use this model .

In the dispersed model, responsibility for urban design is shared

by several city agencies. The redevelopment agency, planning department, and

40 Hedman, Richard. Fundamentals of Urban Design. (Chicago 1984) p.21.

41 Shirvani, Hamid. The Urban Design Process. (New York 1987) p.158.
42 ibid. p.159.
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transportation department, may all handle urban design matters, and each
agency deals with the particuiar design issues that may fall within its general
responsibilities.. "An overall policy and commitment to design may be
missing, and this may result in an unevenness in achieving urban design
goals. Some examples of cities that use thi_s model are: St. Paul, Baltimore,
New York, Los Angeles, and Seattle".43

Both the ad hoc and the dispersed models are in frequent use
because they enable a city to move toward and participate in urban design
before making a commitment to a centralized agency.

The centralized model is the most efficient and administratively
productive of the city hall oriented models. "Here, the urban design function is
under the control and supervision of a single office. This can be seen in: San
Francisco, Minneapolis, and Milwaukee", 44

Regardless of which model a city chooses to administer urban
design, cooperation with the private sector is always critical to the success of
urban design efforts. "Because of budgetary restraints private money must be
sought to build and rebuild the city. A partnership between the city and the
private sector is necessary because it can save time and problems for both
parties, and can create a better product in a shorter time" 45 All in all, the
most efficient urban design model is a highly centralized one that maintains
district communication and coordination with the private sector.

The ground rules for successful urban design processes are: "a
well established planning program, a clear statement of purpose, a procedural
description, a well developed financial program, citizen participation and

lobbying".46

43 Shirvani, Hamid. The Urban Design Process. (New York 1987) p.16L.
- 44 ibid. p.162.

45 ibid. p.162.
46 ibid. p.162.
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47

This chapter will examine how the City of Vancouver deals with
urban design in its downtown area. It focuses on the urban design objectives
and principles, the techniques of urban design, the political process with regard
to urban design, and the administrative process for implementation.

In the mid 1970's, there was a reaction against development in
Vancouver on several fronts. First of all, the citizens wanted to know more
about the types of development that were taking place in their city. Secondly,
the design profession wanted more flexibility because the rules as they stood
in the 1970's, were seen as being too rigid to allow for good design and good
development. In response to this the city developed a comprehensive system
of zoning which allowed for flexibility in design, administered by city
planning staff as well as guidelines which are contained in two volumes titled
LAND USE AND DEVELOPMENT PQLICIES. The city was divided into various
districts, with each district having its own set of design guidelines which are
accompanied by illustrations and descriptions how the developer could achieve
maximum benefits from the zoning by-laws. "The LAND USE AND
DEVELOPMENT POLICIES are revised and updated occasionally, but not as
often as they should be".4”7 The guidelines contained in the two volumes are
not by-laws, and they only serve to guide the developer in the proper design
direction. The downtown guidelines allow for flexibility, and in several areas,
a .75 FAR can almost be doubled to a 1.5 FAR if the developer follows the
guidelines that have been set out for him. "Guidelines must be examined and

balanced one against the other, and compromises have to be made by the

Spaxman, Ray. Director of Planning, City of Vancouver. Interview,
November 18, 1988.
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developer and the City in order to have good design".#® Vancouver does not
believe in a prescriptive method of planning and design because the City feels
it would be too rigid, and would lead to the lowest common denominator in
design.

| Ray Spaxman, Director of Planning, feels that "up to now, the
design controls have been fairly effective with an average of seven out of ten
projects seen as successful developments".4® From an urban design point of
view Vancouver relies on the architect and the developer to interpret the
guidelines to the best of their ability, and this is sometimes a very difficult
process. The design process is seen as a combined team effort, between
planners, architects, landscape architects, etc., and if one of these people
cannot interpret the guidelines effectively it will not produce a satisfactory
development. Good design cannot be legislated, and good design cannot be
achieved through guidelines alone. In essence, it comes down to the ability
of the architect working within the specified guidelines, to produce good

design.

48 ibid. November 18, 1988. |
49 Spaxman, Ray. Director of Planning, City of Vancouver. Interview ,

November 18, 1988.
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Urhan Design Objectives And Pringipl

The Downtown District (DD) is the regional centre of commercial
development, and it contains the greatest concentration of the working and
shopping population within the region. "The well being of this concentration
of people requires more than the customary regulatory mechanisms in order that
the buildings, the open spaces, the streets, the transportation systems and
other components of the urban scene can be arranged appropriately for the
benefit of the general public.">0 _

“The main intent of the Official Development Plan and the

accompanying guidelines, is as follows: _
(1) to improve the general environment of the

Downtown District as an attractive place in which to
live, work, shop and visit;

(2) to ensure that all buildings and developments in
the DD meet the highest standards of design and
amenity for the benefit of all users of the downtown;

(3) to provide for flexibility and creativity in the
preparation of design proposals;

(4) to encourage more people to live within the DD;

(5) to support the objectives of the Greater

- Vancouver Regional District, to decentralize some
office employment to other parts of Greater
Vancouver by discouraging office developments
considered inappropriate in the DD".5!

This Official Development Plan By-law provides the general

50 City of Vancouver. Zoning and Development By-law, (Vancouver 1983) p.4.

51 ibid. p.4.
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framework for the preparation of development plans for all individual buildings

or complexes of buildings.

For many years only commercial (with some light industrial) uses
have been permitted throughout the Downtown. In order to increase the
variety, amenity and safety of Downtown, vﬁell designed residential uses will be
both permitted and encouraged throughout the Downtown. A mix of uses
within single developments or in neighbouring sites is also permitted and
encouraged.

According to Section 1 of the Downtown Development Plan By-
law, "the following uses may be permitted, subject to such conditions and

regulations as may be prescribed by the Development Permit Board:
(a) office commercial; '
(b) retail commercial;
(¢) other commercial;
(d) residential;
(e) hotels;
(f) light industrial;
(g) public and institutional;
(h) social, recreational and cultural;
(i) parks and open space;
(j) parking area and parking garage“.52

Section 2 of the Downtown Development Plan refers to "retail
use continuity" which is the provision and permanent maintenance of
continuous pedestrian oriented retail store type display windows or other equal
and suitable display as may be approved by the Development Permit Board.

Vancouver's Downtown is and will remain the highest density commercial area
within the City and within the Greater Vancouver Region. "This will be based
on the following objectives:

(a) participation with and encouragement of the

Greater Vancouver Regional District's policies for
Regional Town Centres;

52 City of Vancouver. Zoning and Development By-law. (Vancouver 1983) p.7.
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(b) encouragement of residential use within the
Downtown;

(c) encouragement of a mixture of uses in single
developments; and .

(d) high standards of design in the Downtown".53

In order to help an applicant plan and design a development and
to guide City officials in assessing DPA's, (Devclopmcnt Permit Applications),
design guidelines have been established by council. The guidelines vary from
area to area (but only the DD guidelines will be discussed) and must be
consulted along with the by-laws when preparing a DPA.

The Downtown Design Guidelines for Vancouver prescribe the
general criteria for new development and form the basis for the preparation of,
and approval of development proposals. The design guidelines are also
intended to encourage increased awareness of the immediate and overall
environment. It is important to note that the densities listed in the Official
Development Plan are maximums and not always necessarily attainable, "In
order to achieve the optimum density for any particular development, these
guidelines will require close scrutiny and analysis by the architect and
developer.">4

The design guidelines replace the previous yard requirements,
which were the light angle controls and daylight obstruction angle
requirements associated with regulatory Zoning District Schedules. The design
guidelines allow for greater flexibility and variation, and a more interesting
design is thus possible. In essence, "the design guidelines are intended as a
quality control basis upon which to base design decisions and judgements". 55
The design guidelines do not require literal interpretation, but they will be

taken into account in the consideration of a DPA. The Development Permit

53 City of Vancouver. Downtown Design Guidelines. (Vancouver 1985) p.8.
34 ibid. p.1.
55 ibid. p.8.
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Board may, in its discretion, "refuse or require modification to a DPA proposal,
for failure to meet the standards of these guidelines in whole or in part".56

7 The actual design guidelines for the Downtown District (DD) are
divided into five sections. Section 1 deals with public open space, and the
general objective is to provide varied, accessible, and, where appropriate, inter
connected open spaces to be used by a wide range of people throughout the
year. "These spaces should provide areas for resting, and visual relief in terms
of landscaping, also spaces for group activities, and in some cases spaces for
larger public gatherings. The guidelines for public open space cover the

following areas:

(A) Public Open Spaces at or near grade

(B) Semi-Public Open Spaces at or near Grade

(C) Semi-Public Open Spaces Below Grade

(D) Semi-Public Open Spaces Above Grade and on Low
Roof Levels

(E) Open Space Links"37

Social and Cultural Amenities are covered in Section 2, and the
general objective of this section is to provide social and cultural amenities in
addition to the various public space requirements, in order to achieve a vital
downtown. It is also an attempt to preserve as much of the historic townscape
of the City as possible and to preserve structures which feature materials and
spaces that would be difficult to achieve today.

Where viable communities exist in Downtown, their presence
should be maintained and reinforced. These communities are sometimes non-
residential such as the financial community in the area of Hastings and Howe,
or the shopping retail communities which derive their character from the
predominance of an ethnic group. To strengthen these communities, it is

advisable to encourage the presence of people working or living Downtown

56 City of Vancouver. Downtown Design Guidelines. (Vancouver 1985) p.1.
57 ibid. p.4.
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during the full 24 hour day and to attract a wide range of visitors and users
throughout. "The guidelines for Social and Cultural Amenities cover the

following areas:

(a) Social and Cultural Amenities
{b) Preservation and Conservation
(c) Mixed Uses on a Single Site".58

Section 3 deals with Views, and the City has set specific
guidelines to protect and, create new views from the pedestrian levels of any

public and semi-public space. Views should include the following:

(a) Views of the mountains and the water from street
level and especially from street ends ending near the
waterfront.

(b) Views of landmark buildings, art works, and
special landscape features of Downtown.’

{c) Views and vantage points for viewing major
pedestrian activity, and views of the most important
activities of the City, such as the Port.%?

Environmental considerations such as provision of sunlight,
weather protected pedestrian routes, and relatively wind free open spaces are
covered in Section 4. These types of criteria are necessary in new building
design and within the total urban environment to ensure continual pedestrian
use and a vital Downtown. "The general objective of this section is to show
that the man made environment of Downtown should be landscaped wherever

possible in order to create a balance between man made and natural forms".60

“This section is divided into the following areas:

(A) Sun and Shade
(B) Rain and Snow
(O Wind and Calm
() Noise Conditions

(B) Introduction of Nature".5!
58 City of Vancouver. Downtown Design Guidelines. (Vancouver 1985) p.9.
59 ibid p.9.
60 ihid. p.11.
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The Physical Design of the DD is dealt with in Section 5. The
general objectives of this section are to have a physical urban environment in
the DD of a very high quality. New structures should observe energy
conserving principles and include such related design features as are possible
within the economic constraints of the building. "The mass and height of new
developments should minimize negative environmental effects such as are
outlined under: wind, sun shade, view, and other guideline categories.
Regardless of total heights, new developments should create a pedestrian
development along their major sidewalks which is attractive to, and in scale

with the pedestrian”.62 "This section is divided into the following areas:

(a) Architectural Design
(b) Bulk and Height
(c) Relationship to the Immediate Area".63

Vancouver pays a lot of attention to the pedestrian, and there is a
set of guidelines for the DD called Central Area Pedestrian Weather Protection.
The Planning Department in Vancouver would like to see people at ground
level as opposed to under or above ground. Weather protection has been of
concern to Vancouver citizens for many years. "This is understandable, as
measurable precipitation in the form of rain and snow occurs on the average
about 40% of the days of the year. Weather protection is therefore an
important factor affecting pedestrian movement and public amenity within the
central area of the City".64

In the last few years there has been much concern expressed by

the Development Permit Board, the Urban Design Panel, and others involved in

61 City of Vancouver. Downtown Design Guidelines. (Vancouver 1985) p.14.
62 jbid. p.14.

63 ibid. p.16.

64 City of Vancouver. Central Area Pedestrian Weather Protection. (Vancouver
1986) p.1. -

-24-



the DPA approval process, regarding the need for a clear understandable policy
towards the encouragement of pedestrian weather protection as part of
development within the DD of the City.

“There is a need for better clarification and coordination of
policy guidelines for the DD as a whole, and for the various sub areas within
it, so that City policy towards the provision of pedestrian weather protection
as part of DPA's may be made more explicit and understandable to all
concerned”.®5> The Downtown Design Guidelines make mention of rain and
snow protection, but they are quite general in nature.

The Central Area Pedestrian Weather Protection Guidelines are a
more detailed set of guidelines, that are the City's attempt at making pedestrian

weather protection a part of the DPA process.

"The objectives of these guidelines are:
(A) Weather Protection:

(i) The Development of a comprehensive continuous
pedestrian weather protection system in the form of
awnings, canopies, building recesses and arcades,
along significant pedestrian public streets and
through private development areas.

(ii) The provision of adequate weather protection for
pedestrians at significant waiting and gathering
places

(B) Livability and Amenity:

(i) The encouragement of greater movement of people
on foot and by public transit within the DD.

(ii) The emphasis of the pedestrian function of public
streets and the provision of a supportive environment
for such activities as window shopping, and other
active pedestrian street uses.

(C) Shopping Area Improvement:

(i) The further enhancement of the appearance of
special pedestrian oriented shopping districts which
already have an established character due to the
presence of small scale awnings and canopies.

65 Spaxman, Ray. Director of Planning, City of Vancouver, Interview, November
18, 1988.
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(ii) The improvement of the economic viability and
advantages of established shopping areas, by
creating areas which are useable in all weather
without having to go underground" %%

The Central Area Pedestrian Weather Protection Guidelines are
easy to understand, and are accompanied by'drawings of protective canopies
and awnings that are quite easily interpreted. The sketches all contain people
walking and shopping in the DD, and show the need for such amenities in a

City such as Vancouver that receives a large amount of precipitation.

66 City of Vancouver. Central Area Pedestrian Weather Protection. (Vancouver
1986) p.2.
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Techni Of Urban Design In V

In Vancouver, zoning regulaies the development of property in
the city by encouraging compatible land uses and buildings. "Zoning reflects
Council policy based on community goals for the future of the city and its
neighbourhoods".7 Vancouver is divided into many zoning districts, each
shown on a map called the Zoning District Plan. The Zoning and Development
By-law gives, for each district, a list of permitted uses and regulations. Some
regulations are contained in official or area development plans which apply to
certain comprehensive development districts.

"The regulations in each district control land use and the
location, height, bulk, floor area and design of buildings.  They also set
parking and loading requirements, building lines, setbacks and yards and open
spaces" .68

In each district, many uses are permitted outright, but in some
cases, many uses are conditional and therefore subject to certain conditions.
Some regulations may be varied or relaxed, usually within certain Iimits.
"Conditions and limits of relaxation of regulations are usually stated in the by-
laws but are set specifically by those City officials charged by Council with
deciding upon development permit applications--The Director of Planning or
the Development Permit Board".69

In August 1983, the City of Vancouver created by-law 4911 to
amended by-law 3575, being the Zoning and Development by-law. This
amendment allowed for the establishment of a rezoned Comprehensive

Development District to be known and described as the “Downtown District

67 City of Vancouver. Zoning And Development Permits In Vancouver,
(Vancouver 1987) p.1.

68 ibid. p.1.
69 ibid. p.1.
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(DD)".70 (See areas outlined in black on map 2.1 appendix)
The only uses permitted within the said areas and the only uses
for which development permits may be issued, as prescribed in detail in the

"Official Development Plan By-law No. 4912, are:

(a) commercial uses;
(b) residential uses;
(c) institutional uses;
(d) industrial uses (light);
(e) parks and open spaces;
(f) public uses and facilities;
w7l

(g) other ancillary permitted uses".

"Entrances to buildings, including offices, hotels, banks,
financial institutions, shall not exceed a total of 25 feet of frontage unless
they otherwise provide approved retail continuity™.”2  Subject to such
conditions, regulations and design guidelines may be determined by the
Development Permit Board: (and where indicated on map 2.2 appendix), "retail
and similar uses shall be required on the street frontages so identified; and shall
be encouraged on the other street frontages so identified".”3

In order to increase the residential population, and stimulate
mixed use within the DD, Vancouver has a bonusing system that promotes the
substitution of residential floor area for non residential floor area. However,
the density for residential use cannot exceed 3.00 in any area of the DD. (see
map 2.3 appendix) In Vancouver "floor space ratio" or FSR, is the figure
obtained when the area of all floors of all buildings on the site (measured to
the extreme outer limits of the site) is divided by the area of the site.

There are bonuses for a provision of social and recreational
facilities where such a need has been demonstrated to the satisfaction of the

Development Permit Board. In such an instance, the Board may authorize, for

70 City of Vancouver. Zoning and Development By-law. (Vancouver 1983) p.1.
71 jbid. p.2.
72 ibid. p.7.
73 ibid. p.7.
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any building which includes one or more of such facilities, "an increase in the
permitted FSR or density of a building, subject to prior approval of City
Council".7* The types of uses that are included here are to provide the DD
with social and recreational amenities "primarily for the enjoyment of

downtown residents and employees. These include:

(1) facilities which provide opportunities for physical fitness;
(2) facilities for general recreation;
(3) facilities which provide a service to the public".”3

Some ancillary facilities such as: saunas; tennis courts;
swimming pools; libraries; and other uses of a public service, social or
recreational nature, are excluded from the floor area measurement, "provided
that the area of such excluded facilities does not exceed 20 percent of allowable
floor space ratio or 10,000 square feet, whichever is the lesser".’¢

In determining the increase in floor area or density that may be

authorized, the "Development Permit Board shall consider:

(a) the construction cost of the facility;

(b) any costs to the developer of continuing maintenance required for
the facility;

(c) the rental value of the increased floor area;

(d) the value of any authorized relaxation of other

restrictions”.””?

If social or recreational facilities meet the required criteria, "such
facilities shall be preserved in the public domain by way of a registered

agreement and operated by the City or its delcgates".78

74 City of Vancouver. Zoning and Development By-law, (Vancouver 1983) p.15.
75 ibid. p.15.
76 ibid. p.15.
77 ibid. p.16
78 ibid. p.16.
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Vancouver has an abundance of greenspace areas in many of the
DD back lane areas, along with fountains, sunspaces, atriums, and the like.
Because of the abundance of such public spaces, one would think that the City
bonuses for such amenities, but this is not the case in Vancouver.

Greenspace developments in back lanes are seen as positive
developments, but the Zoning By-law for the DD does not permit the City to
bonus for these types of spaces. Bonusing is only provided for specified uses
that there are a speci'ﬁc need for, such as day care centres etc. "There is no
bonusing for greenspaces, because in most cases, developers will provide these
types of amenities on their own irregardless of the bonus situation”.”? Many
cities give bonuses for private open space, but this is not so in Vancouver.
They feel that if there is a need for an open space, it should be provided for in
the zoning.

"This is the case because if bonuses were offered for such things
every development would have small open spaces, and many would begin to
look alike. This would not necessarily meet the need in a comprehensive
sense for the whole of the Downtown".80 This is an example of a situation
where the City of Vancouver may prefer an enclosed atrium than open space, or
no trees rather than trees on a particular project because the city is seen as "an
experience of contrasting elements, where you go through a forest and then

appear into an urban space bathed in sunshine with no trees".8!
Facilities or areas which contribute to physical amenity, such as

parks, plazas, arcades or ornamental elements in the landscape, are not
included. "These items and others of a similar nature will be provided where

appropriate, as part of the design of the buildings".82 If a developer does not

7 Spaxman, Ray. Director of Planning, City of Vancouver, Interview, November
18, 1988.

80 ibid. November 18, 1988.
81 ibid. November 18, 1988.

82 City of Vancouver.Zoning and Development By-law. (Vancouver 1983) p.15.
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conform to the agreed design, and does not provide public amenities as they
are needed, the City may choose to stop the proposed development until an
agreement can be reached, and the design and the amenities conform to the
needs of the Downtown. However, most developers prefer to have good
design, and will provide the proper amenities to improve and enhance the DD

environment.

Vancouver pays a lot of attention to building height in their
Zoning and Development By-law. Map 2.4 (appendix) shows the height limits
in the DD, however, the Development Permit Board may, in its discretion,
permit buildings which exceed the prescribed height limits, after taking
particular account of the overshadowing, view obstruction, and other
environmental criteria set out in the Design Guidelines. In no case, however,
shall the maximum height exceed 450 feet. "This is done to make the
downtown area a more pleasing place for the pedestrians, to set up and protect
view corridors, and to ensure that new development is compatible with that

existing in each of the many areas of the DD".83

83 City of Vancouver. Zoning and Development By-law. (Vancouver 1983) p.12.
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In Vancouver, the City Council is not normally involved in the
development permit process. However, Council Committees are periodically
called upon to assess major DPA's and advise Council and the Board or the
Director of Planning in some cases. "The Director of Planning or the
Development Permit Board will occasionally refer an application directly to
Council for advice before making a decision where a policy matter is involved
or where a development proposal is very contentious".34 In fact there have
been cases in Vancouver where the "Mayor and Council have gotten involved
in zoning issues and have actually turned down proposals because it did not
conform to the design guidelines and Zoning By-law".85 .

The political climate in Vancouver allows the Planning
Department and the Urban Design Panel to handle the majority of the planning
and urban design issues. There appears to be a balance between planning
principles, implementation, and the politicians, and this creates an
environment that allows for maximum output from the Planning Department
with a minimum amount of intervention from politicians. The system is
working and there are many examples of good design in Vancouver, however,

the system is not perfect because there are also examples of bad design.

84 City of Vancouver. The Development Permit Process. (Vancouver 1987) p.7.

85 Spaxman, Ray. Director of Planning, City of Vanvouver, Interview,
November 18, 1988.
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\ dmini ive P For Lmpl ati

Vancouver employs a system of Discretionary Zoning whereby
the design, shape, form, etc. of any development are negotiated with the
developer before approval is granted. "The goal of this zoning system is to
produce a livable downtown environment fdr visitors, workers and
residents".80 Vancouver is able to regulate urban design under the Provincial
Municipal Act through a System of Development Permits. This System of
Development Permits really is most often used when they are dealing with
major developments. A major development is one which, because of its
location, scale or context, may have a significant impact on its surroundings.
"Most major development permit applications (DPA's) are reviewed by the
Development Permit Board. Board meetings are open to the public and invite
public participation in the review process. Other DPA's are reviewed by the
Director of F‘lanning".g"7

This Development Permit ProcesS has several important steps in
regard to urban design issues. The first step is the pre-design conference. This
is a meeting arranged at the request of a prospective applicant with a
Development Planner. Representatives from other City Departments may also
attend such meetings as required. "The purpose of the conference is to
establish the basic issues affecting a development proposal”.88 It also
provides the developer with a clear understanding of all important by-laws,
regulations and guidelines as well as general urban design considerations that
are applicable to the proposed development.

At the pre-design conference, advice from other City departments

86 Spaxman, Ray. Director of Planning, City of Vancouver, Interview, November
18, 1988.

87 City of Vancouver. Development Permits for Major Developments.
(Vancouver 1987) p.1.

88 ibid. p.3.
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is also co-ordinated through the Development Planner, as required. Prospective
applicants are encouraged to bring to the pre-design conference as much
information about the site and its surroundings as possible. This information
should include: rough sketches, survey plans and photographs of the site and
its surroundings. "Applications are advised to familiarize themselves with
relevant by-laws, plans, policies and guidelines prior to the conference. This
will ensure that the discussion with staff at the pre-design conference will be
both meaningful and beneficial".8% In essence, the pre-design conference is
aimed at reducing the uncertainty of the many by-laws, guidelines, plans,
policies, etc. that are prevalent-in the discretionary zoning system in
Vancouver.

Major Development Permit Applications (Dl_’A‘s) normally entail
a two step process. First of all, there is a preliminary DPA, which is
optional, and is intended to give approval in principle to the basic concepts of
a proposal. It is then followed by a complete DPA. The preliminary DPA
determines the appropriateness of the proposed use, densitj, form, siting,
massing, relationship and impact of the proposal within its context. Once
established, such determination forms the basis for the complete DPA, which
requires detailed design development and technical compliance with applicable
by-laws. "Municipal requirements, such as street and lane dedications and
right-of-ways or easements, are also identified in the approval of the
principle".90

A preliminary DPA is strongly recommended as a means of
establishing the basic principles for approval of a detailed DPA. "Preliminary
DPA's require less detailed information than complete DPA's, and the permit
application fee for a preliminary DPA is also considerably lower than that of a
complete DPA",91

89 City of Vancouver. Development Permits for Major Developments.
(Vancouver 1987) p.3.

90 ibid. p.4.
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The complete DPA, when approved with all conditions satisfied,
results in the issuance of a development permit, which authorizes the use or
development of property in accordance with the City's zoning regulations.
Any minor change in the layout, siting, massing, and external design of a
pfoject subsequent to the issuance of a development permit usually requires
approval of an amendment to the developmént permit. Such minor
amendments are usually dealt with directly by the Director of Planning.
"Significant changes in use, density, height or design will likely require a new
DPA, which is generally referred back to the Development Permit Board for
review".92

Major DPA's in Vancouver are processed in the following
manner. First of all, as mentioned, there is the pre-design conference that is
held with a Development Planner to establish basic issues for consideration
and scheduling. Other City departments are contacted and involved as required.
Next, the DPA is filed at the Zoning Information Counter, where the fee is
paid, and the DPA checklist is filled out. It is here, that the Plan Checker
reviews the history of the application and circulates drawings to applicable
City departments. "While individual departments may discuss the proposal
with the applicant, all application information is submitted to and
disseminated by the Plan Checker".93 (see DPA checklist appendix) .

The applicant is now required to erect a notification sign on the
site. Adjacent property owners and neighbours are notified by letter from the
City, advising of the application, giving a brief description, and indicating
where further information can be obtained.

The Urban Design Panel reviews all major and many other

91 City of Vancouver. Development Permits for Major Developments.
(Vancouver 1987) p.4.

92 ibid. p.s.
93 ibid. p.4.
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94
95

significant development permit applications and provides urban design advice
to the Development Permit Board or the Director of Planning. The Panel is
comprised of eight members, two of whom are the Director of Planning and the
City Building Inspector. The remaining six members are appointed by City
Council as follows: "three members of the Architectural Institute of B.C.; one
member of the Association of Professional E'ngin’eersrof B.C.; a landscape
architect; and the Chairman of the Vancouver City Planning Commission or
his alternate".* In Vancouver, the Urban Design Panel was created by by-
law, and the recommendations made by this Panel to the Development Permit
Board are purely advisory. However, they are considered quite heavily, and in
fact, are used as conditions to be satisfied for permit approval.

The design review process in Vancouver is a formal one, but the
Planning Department and the City Council is quite proud of the fact that there
is great enthusiasm in the architectural profession in B.C. The professional
architects that are appointed to the Urban Design Panel are put forward by their
prospective firms, and this seen to be part of the corporate responsibility that
is prevalent in the architectural community in Vancouver. "The architects on
the Panel are seen to be the best that are available".93

The duties and guidelines for the Panel are specified in the Urban
Design Panel By-law No. 4772, Schedule 4. (see appendix)

The Urban Design Panel is also involved with the Planning

Department in developing urban design guidelines in the City of Vancouver.

After the design review has been completed Citizens' Planning
Committees can get involved. "These committees have been established by
resolution of Council from time to time in conjunction with local area

planning programs, and they also review significant DPA's in their areas while

City of Vancouver. The Development Permit Process. (Vancouver 1987) p.6.

Spaxman, Ray. Director of Planning, City of Vancouver. Interview,
November 18, 1988.
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their programé are underway and occasionally for some time after the programs
are concluded. These recommendations go to the Director of Planning or the
Development Permit Board (through the Development Permit Staff Committee).
These meetings are open to applicants as well as the general public".96
In certain historic areas thérer are permanent Citizens' Planning
Committees. Several examples of these are: Chinatown Historic Planning
Committee; Gastown Historic Area Planning Committee; and the First
., Shaughnessy Advisory Design Panel. "These committees also review DPA's in
their areas and make their recommendations to the Director of Planning or the
Development Permit Board (through the Development Permit Staff
Committee)".97 (see Diagram 2.1 appendix)
Where heritage issues are involved, the Heritage Advisory
Committee provides design advice to the Director of Planning , the
Development Permit Board and Council. The Committee reviews all significant
DPA's where heritage issues are involved and reviews all applications where
buildings or sites are designated by Council under the Provincial Heritage
Conservation Act. "Like the Citizens' Planning Committees, the Heritage
Advisory Committee forwards its recommendations to the Development Permit
Board (through the Development Permit Staff Cofnmittce). These meetings are
also open to applicants as well as the general public".98
The Development Permit Staff Committee is an inter-departmental
City staff committee which reviews all major DPA's before they are dealt with
by the Development Permit Board.
The committee receives presentations from a Development
Planner of each application which has been scheduled for the next regular

Development Permit Board meeting. “The Committee then reviews a detailed

96 City of Vancouver. Development Permits for Major Developments,
(Vancouver 1987) p.6. '

97 ibid. p.6.
98 ibid. p.6.
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draft report on the application which has been prepared by the Development
Planner and the Plan Checker in conjunction with other City staff".%?

A typical report includes: a-project description and statistical
analysis; a full-scale design review by the Development Planner, with
recommendation; comments and recommendations from Engineering, Social
Planning, Permits and Licenses, Health, Fire and other City departments, Urban
Design Panel and Citizens' Planning Committee reviews and recommendations;
a summary of public notification responses; the Committee's review; and an
overall summary of the major issues for consideration, together with a report
summary. The report is concluded with a recommendation from the Committee
to the Board. Appended to each report are copies of the applicant's design
rationale and reduced plans, elevations and sections illustrating the project.

"Upon review by the Staff Committee, the staff report is amended
and becomes a report to the Committee. The Committee's report is then
finalized, signed by the Committee Chairman, and transmitted to the Clerk of
the Board. The Clerk prepares the agenda for the next Board meeting and
forwards all reports on DPA's to the Development Permit Board and Advisory
Panel members and all applicants". 100

When a DPA gets this far in the process it is ready to be
presented to the Development Permit Board. This Board is comprised of: the
Director of Planning, who is the Chairman; the City Engineer; and the Director
of Social Planning. "They make all the decisions but are given advice in all
deliberations by an Advisory Panel consisting of seven members appointed by
Council. Two-members represent the development industry, two the design
profession and three the general public. As advisors to the Board, Panel

members are polled for their opinions but cannot vote", 101

99 City of Vancouver. Development Permits for Major Developments.
{Vancouver 1987) p.7.
100 ibig. p.7.
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All of the Development Permit Board meetings that deal with
DPA's are open-to the public. Applicants are present to discuss the
application, and neighbours and others interested in the development may also
attend and make presentations.

The Board first receives a presentation from the Development
Planner of the Development Permit Staff Committee report. The Board then
hears from the applicant and all interested members of the public. A
discussion then takes place among members of the Board and Advisory Panel.
Throughout the discussion, questions of all participants are dealt with through
the Chairman. The Chairman then summarizes the debate and polls the
Advisory Panel members for their advice. The three Board members then
conclude the debate and a motion is made and voted on and the decision of the
Board is announced. Decisions usually involve an approval subject to
conditions, or a refusal. "The Board may, however, defer an application to
allow an applicant the opportunity to produce further supporting documentation
or to undertake substantial design development. Occasionally an applicant is
referred to Council for advice before a decision is confirmed. When all
conditions of a DPA are fulfilled, a development permit is issued by the
Director of Planning"."02 If a permit is rejected, an appeal can be filed with
the Board of Variance within fifteen days of the date on which the development
permit or the notice of refusal is issued.

Major DPA's take longer to review and process than minor DPA's
because of the more detailed reviews by all City departments, the Urban Design
Panel, the Development Permit Staff Committee and the Development Permit
Board. These reviews, including a usually mandatory notification of

neighbouring property owners, require an average of:
- 8 weeks for a preliminary DPA;

101 City of Vancouver. Development Permits for Major Developments.
(Vancouver 1987) p.7.

102 jpid. p.8.
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- 10 weeks for a complete DPA without prior approval

of a preliminary DPA;

- 8 weeks for a complete DPA precedcd by a

preliminary DPA.

"Complete DPA's with preliminary approval are often referred to
the Director of Planning for approval when applications are straightforward,
high quality, and not controversial. Two to three weeks may be saved in this
process. These processing times do not include the applicant's response and
preparation time between applications".103

Applications submitting major proposals are encouraged to
obtain preliminary approval before submitting a complete application. In this
way, the conceptual issues surrounding a particular development proposal are
fixed at the preliminary stage. Details of the development are then resolved at
the complete stage. "Since the cost of preparing detailed complete drawings
and architectural models is expensive and time consuming, a preliminary
application involving simple drawings and massing models is a useful means
of ensuring that the fundamental aspects of a proposal are acceptable, rather
than spending time, money and effort on a complete proposal which may be |
refused on some basic issue", 104

The zoning district schedules and official and area development
plans that apply to many areas of the City contain discretionary elements.
"Many of the listed uses are conditional and the by-laws allow for relaxations
and incentives that permit developments to be planned and designed to be more
compatible with existing developments in the neighbourhood and to encourage
developers to include amenities that benefit the community".105

Development permit applications will be made in accordance with

103 City of Vancouver. Development Permits for Major Developments.
(Vancouver 1987) p.16.

104 ipid. p.16.
105 City of Vancouver. The Development Permit Process. (Vancouver 1987) p.8.
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the procedures in the Zoning and Development By-law No. 3575. The
consideration of any development permit application will be based on the
regulations and requirements of the Official Development Plan and upon such
guidelines as Council may from time to time determine, including design
guidelines. A significant degree of flexibility is given to architects and others
in the preparation of development proposals. A significant degree of
discretion is also given to the Development Permit Board in the interpretation
of regulations, policies and guidelines. "Guidelines approved by Council form
an integral part of the development control procedure for the DD. In
approving any development permit application within the District, the
Development Permit Board shall be satisfied that the spirit and intent of such
guidelines has been fulfilled", 106

With regard to interpretation, a distinction is drawn in this By-

law between "regulations and interpretive requirements as follows:

(1) Regulations are set out for the land use; maximum
standards for building density in terms of floor space
ratio; maximum standards for parking and minimum
requirements for loading.

(2) Interpretive requirements are set out with
respect to the permitted height of buildings,
social and recreational amenities and facilities".107

The Development Permit Board may relax the provisions of this
plan in any case where literal enforcement would result in unnecessary
hardship. "In granting any relaxation, the Board shall have regard to the
intent and policies of this Plan, and other such policies as Council may from

time to time determine, including design guidelines".108

106 City of Vancouver. The Development Permit Process. (Vancouver 1987) p.5.
107 jbid. p.s.
108 jbid. p.s.
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The Director of Planning or the Development Permit Board, may
relax any of the provisions of this plan where literal enforcement would result
in unnecessary hardship in carrying out any restoration or renovation of
buildings or sites on the Vancouver Heritage Inventory. Any development
permit issued shall specify the heritage éspects of the building or site that
merit the relaxation authorized by this section.

The Development Permit Board may, for any development which
is listed on the Vancouver Heritage Inventory dated August 1986, authorize an
increase in the permitted floor space ratio or density of the site, subject to
prior approval by City Council.

"In determining the increase in floor area or density that may be

authorized, the Development Permit Board shall consider:

(a) the cost of the heritage-related restoration;

(b) the value of the increased floor area; and

(c) the impact upon livability and environmental
quality of the neighbourhood".109

Vancouver has become one of the best designed cities in Canada,
and North America for several reasons. First of all their method of
discretionary zoning allows the City and the developer to negotiate the type
development that will take place. Negotiation is the key here, and in most
cases the developer will strive to conform to the Zoning By-law in the DD
"because if it does not meet the guidelines that are set out, the City feels that
it probably is not worth developing™.110 In several cases DPA's have been
rejected because the developer would not conform, but in most cases the
developer will conform to save time and money in the Development Permit
Process of Vancouver. Developers seem to have a different attitude in

Vancouver, and most go out of their way to produce quality developments that

109 City of Vancouver.Zoning and Development By-law. (Vancouver 1983) p.5.

110 Spaxman, Ray. Director of Planning, City of Vancouver, Interview, November
18, 1988.
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conform to the guidelines, and this can be seen in the high quality design in
the DD of Vancouver. The City does stand out in regard to quality urban
design, but the Director of Planning still feels: "that they could do better in
the DD".111

The main concern is the first several stories above ground level.
This is the area around the sidewalks wherc>thc Planning Department wants a
lively, active, pleasant environment protected from the weather. "This can be
seen as working quite well on some streets, and we are quite proud of this, but
producing quality urban design is seen as a team effort in Vancouver, and if the
architects and planners are not up to the chailenge, the development will not
be very good, and the struggle will continue". 112

The urban design process in Vancouver is seen to be
discretionary, and there have been concerns raised with regard to the fact that
there are design decisions being made by planners that have not had formal
training with regard to urban design and architecture. Some feel that only
professionals should be involved, but the Planning Department feels that these
people along with the public that are involved, can, and do make important
contributions with regard to design decisions and the urban design process.

Another problem that can be associated with the development
permit process in Vancouver is the fact that it does take a considerable arﬁount
of time to complete because of the many different steps that have to be
undertaken. It is believed that several of the steps could be omitted in order to
save time and money for the developer. The City feels that although the
system does take time, it does work, and the proof lies in the design success
that Vancouver has had in its Downtown District.

Vancouver is a City that provides many examples of good

111 Spaxman, Ray. Director of Planning, City of Vancouver, Interview,
November 18,1988.

112 ;bid. November 18, 1988.
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downtown design. Their system works well for them, and the strengths lie in
the fact that there is a design review body that is separate from Council. The
political climate is set up to promote positive urban design, and there is little
or no interference from the elected officials. Another strong point is that there
is a great deal of public input in design decisions, and this is important
because the public is one of the important players involved, and Vancouver
feels they should be included wherever possible. Many cities would do well to
examine the urban design practices and policies of Vancouver because they may
be able to learn and benefit from their experiences.

Chapter Three will examine the Downtown design practices of

Calgary, Alberta.
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CHAPTER 3
THE DOWNTOWN URBAN DESIGN PRACTICES OF
CALGARY. ALBERTA

This chapter will examine how the City of Calgary deals with
urban design in its downtown area. It will focus on the urban design
objectives and principles, the techniques of urban design, the political climate
with regard to urban design, and the administrative process for implementation.

During the early 1970's, (the oil boom years), the City of
Calgary was enjoying an abundance of development in its Downtown. There
was a great need for office development, and Calgary made it very easy for
developers to build office towers. Much of the Downtown had been rezoned
from residential to commercial so the city could generate ﬁlore income from the
higher taxes on commercial property, and stimulate Downtown growth at the
same time. All development at this time was viewed as good development, and
the City allowed the construction of many large bulky buildings. Urban design
was not an important consideration in Calgary, and the Downtown experienced
substantial growth in a very short period of time with minimal design control
being enforced.

In the late 1970's when oil prices dropped, (the crunch), many
oil companies left Calgary. Large office towers were abandoned and several
projects under construction in the Downtown were never completed. The
Downtown had developed into an area of large bulky buildings with few
amenities for the public to enjoy. Because there was no longer a high demand
for Downtown office development, Calgary had to assess the damage that had
been done to the Downtown, and reevaluate their position in terms of
Downtown urban design.

In 1978, City Council approved the Calgary General Municipal

Plan which is the overall "umbrella" plan for the City, and incorporates the
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most general level of objectives for the Downtown. In 1979, City Council
adopted the Downtown Plan which established "a series of goals and objectives
for the Downtown, and general policies which relate to land use and
development, transportation, open space and other public systcms“.113
Council also directed the Planning Deparfme_nt to prepare more detailed Area
Development Plans for the six sub areas recognized as part of Downtown.
(Commercial Core Zone 1, Commercial Core Zone 2, Residential Areas, Special
areas, Chinatown, and Parking)

"By 1982, City Council decided to pursue a non statutory policy
approach rather than a statutory area redevelopment plan by-law.
Subsequently, City Council established a process for the preparation of the
Core Area Policy Brief".114 That process involved preparation of a range of
alternatives for each issue by a Council appointed Citizens Options Committee
and the recommendation to City Council of preferences for each alternative by
the CPC, the Mayor's Committee on the Downtown and the Board of
Commissioners.

In 1982, City Council received the preferred alternatives selected |
by each of the above bodies and directed the Planning Department to prepare a
proposed Core Area Policy Brief based on the Planning Commission's
recommendations. "This was approved, and amended to make up an important
part of the Downtown design policy for Calgary".!15 The Core Area Policy
Brief represents a detailed policy framework to guide the future development of
Downtown. "However, more specific action is required to implement its
contents, including:

(1) The improvement and constant updating of the statutory

plan based on selected components of the Policy Brief,
including Objectives, Public Improvements and Special

113 City of Calgary. Core Area Policy Brief. (Calgary 1982) p.3.
114 ipid. p.3.
115 ipid. p.3.
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Development Guidelines {not included in the Land

Use By-law 2P80), giving special attention to the need for
flexibility and discretion on the part of the Approving Authority.
The Administration will report back to Council on the

type of changes that will be made prior to commencing a
detailed work program.

(2) Constant revision of existing Downtown land use districts in
the Land Use By-law 2P80 or-the creation of appropriate new
districts tailored to meet the Brief's objectives, including the
zero based bonusing system, and special clauses to deal with
non conforming uses.

(3) Any necessary amendments to relevant statutory plans
including the Calgary General Municipal Plan and the Land Use
By-law 2pgQ~ 116

As indicated by the steps outlined above and the accompanying
diagram (diagram 3.1 appendix), the Core Area Policy Brief is the first step in
a number of subsequent actions for Downtown improvement in Calgary. The
Planning Department has been proceeding with the implementation stage of
the Core Area Policy Brief "with the involvement of all parties who express
interest in participatingf'.ll"'

Calgary's Downtown extends generally between the Bow River
and 12th Avenue S. from 14th Street W. to the Elbow River with an extension
into Victoria Park East between 12th Avenue S. and the Elbow River. (see map

3.1 appendix)

116 City of Calgary. Core Area Policy Brief. (Calgary 1982) p.8.
17 ipbid. p.2.
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The main goal for the Downtown is a general one in that they
want to improve the whole area, and make it a better place for the people that
wbrk and spend time in the area. "Downtown Calgary has a very strong core,
and 28% of the City's employment is found here. This is a very concentrated
working population, and it is the highest percentage in North America".!18

"Downtown is intended to remain as the pre eminent commercial
center for Calgary complemented by residential areas, as well as the unique
entity of Chinatown and the open spaces of the Riverbank area".119

Another goal in Calgary, like many other cities is to bring back
a residential population to the Downtown. During the boom years (1970's),
housing in the area suffered because of the great demand for office space in the
Downtown. "Much of the area had been zoned for housing, but when the
demand for office space grew, the City rezoned most of the areas set aside for
housing because there was more money to be made from office buildings in
taxes, etc",120

Calgary is short in many amenities that are needed to improve
the Downtown, such as parks, and other public plazas. This is due to the fact
that during the boom years the City held back on many projects that would
improve the downtown, because of the increased development that was taking
place. The City believed that a developer would come along and undertake the
projects for them. In some cases this did happen, but in most cases developers

chose a DC route, and did not have to provide any public amenities. Because

118 Cochrane, Paul. Planner, Downtown Policy & Development, Calgary.
Interview, November 17,1988.

119 City of Calgary. Core Area Policy Brief. (Calgary 1982) piii.
120 Cochrane, Paul. Planner, Downtown Policy & Development, Calgary.
Interview, November 17, 1988.
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of this, in the.last several years, Calgary has spent a lot of money on
public/private developments to improve the appearance of the Downtown.
These include facilities such as parks, open spaces, plazas, etc.

During the boom years in Calgary, the office space increased
from 6 million square feet to 26 million équare feet. (in approximately 15
years) During this time, most of the older, smaller buildings were leveled,
(some were heritage buildings that were of historic value). In their place many
large developments were built, but when the boom ended (in the late 1970's),
and the oil prices dropped, there were many empty buildings that could not
give office space away in the prime Commercial Core Zone 1. "Remnants can
still be seen today with vacant lots in the area, and over 1 million square feet
of vacant office space in the Core Zone 1".121

As mentioned the Downtown is divided into six different zones.
The first zone is referred to as Commercial Core Zone 1 (see map 3.2 appendix)
and it offers a full range of commercial, institutional, and to a lesser extent,
residential uses. This is the largest zone in the Downtown, and in order to
achieve high commercial densities, "three options are available with associated
basic mandatory requirements:

(a) a basic density with an additional allowance for

density transfer for heritage purposes;

(b) a zero based bonusing system which encourages
features such as on site open space and pedestrian
components. As well, density bonuses for off site
improvements on public lands and density transfer
for heritage preservation are available;

(c) beyond a certain high density level, a project
would be subject to a specialized Design Control

application and decision by City Council, with respect

to the additional on and off site amenities".122

121 City of Calgary. Downtown Handbook Of Public Improvements. {(Calgary,
1983) p.95.

122 City of Calgary. Core Area Policy Brief. (Calgary, 1982) p.11.
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The mandatory requirements are fundamental to these three
approaches, and they include features such as: at grade open space; a +15
system; at grade pedestrian circulation; amenity space associated with

residential units. 123

The second zone in Calgary's Downtown, is the Commercial Core
Zone 2. (see map 3.3 appendix) This Zone, like Core Zone 1, has been
developed with a full range of commercial, institutional, and residential uses.
However, the densities for the area are considerably less. For example, "a
completely residential development might achieve 11 FAR while a mixed

commercial/residential project could combine up to 8§ FAR of commercial with

the remaining 3 FAR of residential". 124

The base density allocation of 5 FAR in Commercial Core Zone 2
allows development to proceed on sites subject to meeting the following basic
mandatory requirements: at grade open space; provision for the + 15 system; at
grade pedestrian circulation; and amenity space associated w.ith residential
units.

Encouraging housing in the Downtown is an important objective
of the Downtown Plan. The Eau Claire and East End areas represent ideal
opportunities for housing given their proximity to the Riverbank. "Both areas
can become high density residential precincts that afford the amenities of
Downtown living: easy access to offices, shops and entertainment in the Core
accompanied by nearby park amenities and quiet streets oriented to the
pedestrians”. 125

A goal for developing a residential area such as this is to ensure

there is "flexibility in design to allow for protection of the environmental

123 City of Calgary. Core Area Policy Brief. (Calgary, 1982) p.17.
124 ipid. p.13.
125 ibid. p.9.
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quality of the Riverbank as well as fostering sunlight penetration to the
neighbouring streets and providing useful consolidated open space through
sensitive site treatings in terms of landscaping, building heights, building
placements and yards. There should be a dominance of residential use but there
must be opportunity provided for a largci' component of retail and commercial
uses than the present zoning allows. The Built form of the residential projects

should exhibit flexibility in terms of height and lower parking requirements

within this designation", 126

Chinatown is a unique ethnic area within the Downtown that
includes a variety of activities, occurring both night and day. Chinatown is an
area allowing a mixture of residential and commercial uses quite distinct from
the Commercial Core. The objective for Chinatown is to protect the cultural
and architectural heritage of the area. Studies have been undertaken, and
Council is taking steps to preserve and protect the area.

The Riverbank area is recognized as a special area because it is
the only major park space within the Downtown. It is also a critical link and
destination within the City-wide open space and pedestrian trail system.
Recognizing this, there are two main objectives for the Riverbank. "The first
is to create a continuous, attractive setting in the Downtown for diverse
recreational activities which satisfy the local community and regional needs.
The second objective is to improve the accessibility to and the visibility of

the Riverbank for people who are working and living Downtown".127
The only real environmental issue that has come to the forefront

has been sunlight access. There are standards for sunlight access in most areas
of the Downtown, especially the Core Zone 1 areas nearer to the Riverbank,
Basically, the buildings should be built lower in the direction of the river.

There has been success with this, but it is seen as being relative because "some

126 City of Calgary. Core Area Policy Brief. (Calgary, 1982) p.18.
127 ibid. p.24.
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of the buildings in the Downtown are so large that even a fairly large building

near the river will look small next to them".128

Because of the strong core of employment in the Downtown,
parking in Calgary has been a problem. In order to curb this problem all new
buildings must have parking underground. Only 50% of the needed parking is

allowed on site, and the rest of the parking is off site.

128 Cochrane, Paul. Planner, Downtown Policy & Development, Calgary.
Interview, November 17, 1988
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There are several options that a developer can turn to in the
Commercial Core Zone 1 for the determination of density. First of all, the
developer of a site in this Zone has the bpt_ion of providing a commercial
development up to a maximum of 7 FAR subject to providing the basic
requirements. "For the purpose of encouraging density transfer for heritage
preservation, an additional 2 FAR may be earned by a project which has
secured development rights from a Downtown heritage building to the
satisfaction of the Approving Authorities".!129 (see diagram 3.2 appendix)

A second option is to go to the bonusing system. The developer
of a site in Commercial Core Zone 1 would have the option of pursuing a
project under a zero based bonusing system. A bonusing system balancing the
provision of public features with increased dcnsify has been applied to
Calgary's Commercial Core for some time. It is believed that bonusing of this
type has a number of benefits in Calgary. It provides a consistent means of
evaluating complex and diverse proposals without stifling imaginative
solutions. "Zero based bonusing provides choices for developers and the City
in terms of which bonusable features are provided in a particular development,
and it is also believed that it rewards good performance".130

“The framework for the bonusing system ensures satisfactory
provision of the basic mandatory features supplemented by the provision of
desirable on site amenities, which in combination could earn up to 15 FAR
from the zero base".!31
Within the upper categories of this range (up to 15 FAR), there

is an option of density accruing through the transfer of development rights

129 City of Calgary. Core Area Policy Brief. (Calgary, 1982) p.9.
130 ibid. p.10.
131 jpid. p.11.
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from Downtown heritage buildings. To achieve densities between 15 and 20
FAR, "additional bonus density can be accrued exclusively from off site
improvements and density transfers for heritage preservation purposes.
Wherever a density of over 20 FAR is requested, a specialized Direct Control
application is necessary for Council's consideration to determine the
appropriate additional amenities, both on an& off site".132

Density transfer is considered an important aspect of planning
and urban design in the Downtown area. It is important for the preservation,
restoration, rehabilitation, and maintenance of heritage sites along with the
promotion of large scale development in Core Zone 1. "The building form in
this zone will be considered relative to its individual merits and impacts rather

- than being evaluated against lengthy rules regarding yards and heights”. 133
(see diagram 3.3 appendix)

There is also off site improvements that can be considered when
negotiating for bonuses. A developer can build something that the City feels
is a necessary element, and a bonus of increased density can be awarded.
However, if a developer does not want to build something that would increase
his density through bonusing, he can increase density by giving the City
money to build something that they feel would improve the Downtown. “The
amount of bonus is based on the amount of money that the developer gives to
the City".134 These off site improvements compensate for a larger project by
offering amenities to the people who work Downtown. All bonuses must be
earned, and so much is awarded for park space, and a statue in the park, etc.

There is a bonus system available in Commercial Core Zone 2,

132 City of Calgary. Downtown Handbook Of Public Improvements, (Calgary
1983) p.81.

133 City of Calgary. Core Area Policy Brief. (Calgary 1982) p.11.
134 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.
Interview, November 17, 1988
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"but it is a bonus of 3 FAR, and it would be available for the following

amenities:

(a) Open space at grade and at the +15 level,

(b) Indoor public spaces,

(c) +15 bridges over public rights of way,

(d) Contributions to off site public improvements,
(e) Heritage improvements through density transfer,
() setback, uses at grade, benches, landscaping,

arcades and artwork".135 (see diagram 3.4 appendix)

The bonus system for the Commercial Core Zone 2, has been
structured in such a way that it promotes less dense developments on smaller
sites, and it is beginning to become more successful than it has been in the
past. Like Commercial Core Zone 1, the building form will be considered on
its individual merits and impacts rather than being evaluated against lengthy
rules regarding yards and heights. Again the only major environmental
concern is that of sunlight access.

"Presently the East End and Eau Claire districts are zoned for the

highest density residential development under the Land Use By-Law 2P80:

(a) permitting a maximum height of 17 storeys;

(b) allowing a density of 130 or 160 units per acre,
depending on the size of the development site;

(c) requiring 40 percent at-grade landscaping, with
additional rules pertaining to front, side and rear

yards, lot widths and parking".136

Council has changed the zoning in these districts to provide for

135 City of Calgary.Core Area Policy Brief. (Calgary, 1982) p.14.

136 City of Calgary. Calgary Planning Commission Report, (Calgary, 1983)
p.19.
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"greater flexibility in built form, reduce parking requirements and increase the

component of retail and commercial use within the projects”, 137

In order to enhance and protect development in Chinatown,
Council is presently preparing a Redcvclobment Plan that will providé policy
direction for the area. "The new Plan shall address the ability to provide for
retail, residential and commercial in a mamicr that reinforces a sense of vibrant

community and creates a cultural enclave as well as addressing the realities of a

strong commercial base”.138

In order to control parking, Calgary uses a technique where the
developer would give money to the City to build a parking lot off site where
there is a road that can handle the increased traffic flow. The City buys the
land, manages the parking lot, and also keeps the revenues that are generated.
The city can now put the parking lots where they should Be placed, and they
include amenities such as parks above them for the public to use and enjoy. It
is a good solution to a problem, and it gets unsightly parking lots out of

view. "The developers however, do not like this method, and would rather

have all of the parking and parking revenues for themselves".13?

During the boom years in Calgary, the zoning rules in the major
commercial area (Commercial Core Zone 1) were out of date and they were not
prepared to cope with the type of large scale development that would occur, and
the developers knew this. The zoning rules needed to be replaced, and there
were no acceptable plans to correspond to this. Because of this most
developers applied for a DC and most were accepted because they were given
favorable reviews by the pro development politicians who preferred to take the
DC route to large scale development. In the Downtown, developers were

anxious to buy property, and get a DC approval. They would start large

137 City of Calgary. Core Area Policy Brief. (Calgary, 1982) p.19.
138 ibid. p.21.

139 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.
Interview, November 17, 1988.
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projects, and sell them during construction to make huge profits because of the
inflated property values. After the zoning was apprbved, some projects went
ahead with no intention of ever being comipleted, and were sold during
construction for a rather large profit. There are several examples of buildings
that changed hands during construction that to this day have not been
completed because of the zoning. The zoning under a DC only allows for a
specific project, of specific size, color, material, number of parking stalls, etc.
"A developer cannot do anything else legally without having the zoning

changed again, and this can be quite costly in terms of dollars and time for the

developer, but this is one of the problems associated with direct control", 140

During the boom years Calgary also used spot zoning to cope
with the heavy development that was taking place. Spot Zoning occurs when a
City rezones specific sites in order to allow particular developments to take
place, irregardless of the present zoning. This was seen to substantially reduce
the stability that the Zoning provides in regard to property values, and they
were seen to fluctuate. Another problem was the fact that no one really knew
the rules with regard to development and design because it could be a different
set of criteria for every site. "It was costing some developers more money to
get less space than their neighbours down the street because the neighbour had
better political connections, and this was not fair. However, it did allow a

person to come in with a really good project and build it where zoning did not

allow it with a minimum of problems associated with jr+. 141

Most design criteria in Calgary deal with bonus elements for
glazing, skylighting, public space, etc. in return for a density provision. Over

the years the system has changed in Calgary, and they feel that they are

140 City of Calgary. Calgary Planning Commission Report. (Calgary 1983)
p.17.

141 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.
Interview, November 17, 1988.
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learning from ‘their mistakes and making changes for the better. During most
of the boom years, the bonus system really rewarded +15 spaces and other
internal spaces. The result of this is an abundance of bulky buildings, that are
built right to property lines without a min‘irnurn of pedestrian movement.
"There are many of internal spaces, at ground level, as well as at the +15 level,
but this type of development has had a ncga_tive effect on the life at street
level. There has been a shift in systems, and although the system today still
favours the +15 connections, it also favors provisions for outdoor space and

pedestrian circulation at ground level, and provides good bonusing for

significant public park and plaza types of c_iewalopment".142

In Calgary, under the Zoning By-law, there are no design
guidelines. The zoning rules are all they have. The zoning is structured in
such a way that there is a great deal of discretion built in to the system. This
is due to the fact that the Planning Act of Alberta, and the City Zoning By-law
has allowed for a great deal of discretion to be used by the Planning
Department, the Development Officers, and the Planning Commission with
regard to the zoning rules. This is one of the main reasons that there is so
much negotiation that takes place before a project can get underway. "Under
this system, a project that does not conform to the zoning rules could be
approved, and a project that conforms to every letter of the law could be
refused”. 143 In Vancouver if a development does not conform to the
guidelines, etc. it, most likely, will be refused a development permit until
changes are made, and an agreement can be reached through negotiation.

“There is no discretion allowed in terms of use, (unless it is
under a DC) because if it does not conform to the zoning there is nothing the
Planning Department can do about it. With regard to height, bulk, and

setbacks there is a great deal of negotiation that takes place between the

142 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.
Interview, November 17,1988.

143 ibid. November 17, 1988.
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developer and the Planning Department, "and it is a give and take situation

that sometimes works in Calgary's favour, and sometimes in the Developer's

favour".144

144 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.
Interview, November 17, 1988.
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ADMINISTRATIVE PROCESS FOR IMPLEMENTATION
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With certain exceptions, most new construction in Calgary

requires the property owner to apply for a &evelopment permit as well as a
building permit before any work can begin. “The development permit process
is intended to ensure not only that new devk:lopment is architecturally
compatible with existing buildings, but that the intended use does not
adversely impact the community. The Land Use By-law therefore controls such
things as: (1) Allowable Uses, (2) Building Height and Area, (3) Private
Amenity Space, (4) Landscaping".146

Under the Land Use By-law, land uses are listed as either
"Permitted" or “"Discretionary”. Generally speaking, permitted uses are for
relatively straightforward projects while discretionary uses are for the more
complex developments. With a permitted use, a development permit will be
issued by a Development Officer quickly if the project meets the rules of the
By-law in every respect. "If it does not, a relaxation of the rules will be
considered which, if granted, is advertised and is appealable to the
Development Appeal Board". 147

Discretionary uses are reserved for more complex projects where
it is difficult to prescribe satisfactory rules in a by-law without seeing details
of the project. A di'scretionary use application will be evaluated on its merits,
having regard to any approved community plans or Council policies affecting

the site. "The Approving Authority has some flexibility in requiring

modifications to a project even though it appears to meet the rules".148
Calgary employs a planning system that allows for direct control

zoning districts. (DC's) "If a developer applies for a land use direct control

146 City of Calgary. The Calgary Land Use By-law. An Overview. (Calgary 1982)
p-l.

147 ibid. p.1.

148 ibid. p.1
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district for a specific development, the direct control refers to a set of land use
rules, that specifically apply to that particular development on that particular
site".149 Nothing else can be constructed-a direct control zoning approval will
only allow that particular building to be constructed on a specific site. These
applications must go through the Planni‘ng_ Department, for negotiations, but
the Planning Department does not have the final say on such maiters.
The Planning Department takes care of the negotiations, and

makes recommendations to the Plahning Commission. "“The Planning
Commission is basically a technical review body, and meetings are closed door

and the applicant cannot be present. They base their decision solely on the

information that has been given to them".150

Along with the five Council members, there are administrative
members who are automatically on the Planning Commission as part of their
jobs. This is made up of the Director of Planning, Director of Engineering,
Director of Parks and Recreation, and the Director of Social Services and they
always have a seat on the Planning Commission.  The foﬁr members of the
public either apply, or are nominated for these voluntary positions on the
Commission, which are selected by Council. "These citizens have, in the past,
been developers, architects, lawyers, and other people who are members of the
development industry".]51 For any projects that members have an interest in,
conflict of interest rules apply.

The Planning Commission makes decisions on development
permit applications (DPA's) and advises Council on any zoning changes. The
Planning Department takes care of the technical work, policy reports, and any

area redevelopment plans. "However, any work that Planning does must be

149 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.
Interview, November 17, 1988.

150 ipid. November 17, 1988.
151 ipid. November 17, 1988.

-82-



approved by the Planning Commission. In essence, the Planning Commission
is also a review body for the Planning Department".152
Once Council makes a decision on the zoning or a direct control
district (DC) then they delegate authority to the Planning Department and the
- Planning Commission to study and make the decisions about a specific project.
"Council can only make decisions on zoning and zoning rules, or land use
designations. (see diagram 3.5 appendix) However, if a project were a very
important one that required rezoning, they would look at the project right from
the beginning, and do the negotiating with the developer themselves".153
If a developer applies for a development permit within the
zoning rules, negotiation would take place with the Planning Department.
- They would make recommendations to the Planning Commission, and it would
be accepted or rejected. |
In Calgary, design review is seen as a formal endeavor. However,
it seems to be on a much smaller scale than that of Vancouver. The design
review is done in-house by the Planning Department, and it is also done at the
- Planning Commission level.
Public involvement only takes place at the Planning

Commission level. This involvement is quite limited because, for the most

. part, the public that is involved is usually some part of the development

-community ie. developers, architects, etc.

4 Calgary, Alberta is an example of a city that experienced huge
j‘ growth during the oil boom years of the early to mid 1970's, and then
 experienced a great decline in development when oil prices dropped. The City
was developing very quickly, and many Downtown areas were rezoned from
| residential to commercial so that the City could generate more revenue through

taxes, etc.

2 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.
Interview, November 17, 1988.

3 ibid. November 17, 1988.
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The purpose of this chapter is to discuss the Downtown urban
design practices of Regina Saskatchewan. ft will examine the urban design
objectives and principles, the techniques of urban design, the political climate
with regard to urban design, and the administrative process for implementation.

In Regina Saskatchewan, the Downtown contains the greatest
concentration of buildings as well as the greatest concentration of people
working, shopping and visiting the City.

Since the late 1970's there has been a strong renewal in the
Downtown based on incentive from the Downtown Business Association to
help rejuvenate the area. The area was seen as declining, and was losing out
to the competition of the suburban malls. The Downtown Business
Association started the process by approaching the City and the Planning
Department and having them examine the Downtown. The concern for urban
design stemmed from this study because the Downtown had to be improved to

stimulate activity and rejuvenate interest in the area.’



Ul Desion _Objecti And _Principl

The Planning Department has looked at the assets and liabilities
of the area, and discovered that the Downtown has a comfortable pedestrian
environment that they are trying to preserve through design guidelines that are
geared to pedestrian comfort in the shopping area.

The main focus of the guidelines is to produce a comfortable
Downtown environment for the people who work and shop in the area.

"The Downtown is a specific Zone under the Regina Zoning By-
law and its purpose is to:

(1) ensure that Downtown is an attractive place in
which to work, shop, visit and live;

(2) ensure that new developments contribute to the
Downtown environment as a place for people; and,

(3) to provide a flexible framework for the
w 154

preparation of development proposals”.
In the Downtown Zone (D Zone) there are five main zoning

schedules which apply:

t

(a) PUD - Planned Unit Development

(b) PS - Public Service

(¢c) DC 1 - Downtown Core 1

(d) DC 2 - Downtown Core 2

(e) DC 3 - Downtown Core 3 (see map 4.1 appendix)

Within the DC 1, 2, and 3 zones there are 10 variations of
permitted height and or permitted FAR. The intent behind the basic pattern of

zones is to produce a high density commercial core with lower density and

154 City of Regina. Regina Zoning By-law, (Regina, 1987) p.5-3.
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height zones between the core and the surrounding residential areas. Over the

years there have been amendments to permit specific developments to occur.
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Techni Of Urban Desien In Regi

Although the zones are designed to produce definite separations
in uses, heights, etc, it is barely noticeable when the three DC zones are
compared in terms of major land use categories. (see diagram 4.1 appendix)

If all of the uses are more or less the same what is the point of
having different zones in the Downtown? "There are many interesting and
unanswered questions that come out of a review of the permitted and
discretionary uses in the three basic zoning schedules".153 The PUD zoning
schedule is even more difficult to understand, and the Zoning By-law section
4.11.1. for permitted uses states: The following are permitted uses in PUD
zones: "Planned Unit Development in accordance with the regulations
controlling Planned Unit Development within the City of Regina; and Section
118 (2) of the Planning and Development Act" 156

This creates some confusion because there are simply no
references, either in the Provincial legislation (Section 118.2) or elsewhere in
the Regina "RSVP" (a study undertaken to get feed back from the public on
design issues for the Downtown, and instill a sense of communication between
the Planning Department and the general public) as to what are the permitted
uses or the controlling legislations. "Legislation with so many uncertainties
and, in some cases providing no indications of the City's objectives, is
inconsistent with the purpose of zoning. Zoning is intended to indicate what
can happen rather than what has happened".!137 Furthermore, " single use
zoning" is generally not productive in the Downtown where the aim is to

achieve an animated mixed use core. "To clear up the confusion that can occur,

155 Braitman, Barry. Planner, City of Regina. Interview, November 15, 1988.
156 City of Regina. Urban Design Issues For Consideration, And Guidelines For

Development in_Downtown Regina. (chiné, 1982) p.13.
157 ibid. p.13.
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the City of Regina must continue to review and amend the zoning controls for
the Downtown Area with a view to achieving a clarification of the intent and a
process that can incorporate qualitative ob’jectives“.158

A unique feature that is contained in the Regina Zoning By-law is
the fact that in the D Zone there must be retail uses on all ground floors.
There is to be no approval of development that does not meet these
requirements. However, Council can, at its discretion, reduce the amount of
retail space that is required by a new development. This can only be done by
Council, and the development officer who issues the development permit
cannot do this himself. "This is another example of the many guidelines and
policies that are quite useless in Regina because Council can reverse any
planning or zoning decision it wants through the discretionary process".159

With regard to the design guidelines themsélves, they appear in a
Downtown design guideline book and are repeated in the Regina Zoning By-
law, but they do not have any effect on the Zoning By-law. They are only
provided as a convenience for the developer who is more likely to read only
the Zoning By-law as opposed to the design guidelines themselves. These are
only guidelines, and are not binding in any way, shape, or form. They are
present so that the developers will know what to expect from the City in terms
of a-review of the project. "Because of the Provincial Planning and
Development Act, there are many points of the guidelines that cannot be
enforced, but they are considered when making a decision on a discretionary
use". 160 An example of the Provincial Planning and Development Act
limiting the City's power in terms of enforcing guidelines is in regard to
encouraging the provision of transparent facades with well lit windows at street
level. "The City can only deal with the lighting, but the Planning and

Development Act will not only allow them to deal with the window treatment.

158 Braitman, Barry. Planner, City of Regina. Interview, November 15, 1988,
159 ibid. November 15, 1988.
160 jbid. November 15, 1988.
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Another example of this deals with building materials and landscaping. These
are definitely untouchable under the Act, and the design guidelines only give
information on how the City would like to see the development, they make no
pretension that it is a regﬁlaiion. The design guidelines are only a qualitative
basis for interpretation”.161

In the D Zone, under the Regina Zoning By-law, there are both
permitted and discretionary uses. They are basically the same list of uses, but
they differ in the size of the development. For the most part, permitted uses
are usually handled quickly by the Planning Department if the FAR is less than
2, and the height is less than 12 meters. Where an application for a
development permit is made for a permitted use, the Development Officer shall
issue a development permit -"whcrc the development is in conformity with the
Regina Zoning By-law, and the Planning Act of Saskatchewan".162

With regard to discretionary uses, it can be seen that any
development that exceeds the height limits and/or the FAR limits in the D
Zone is seen as a discretionary use. "A permit may be issued at the discretion

of City Council for a discretionary use if:

(1) there is compliance with the regulations and
special regulations of this zone;

(2) specific development standards have been
established to the extent deemed necessary to
achieve the objectives of the general development
standards for this zone; and,

(3) it has been demonstrated that the intent of the
design guidelines of this zone have been carefully
considered". 163

The City is less concerned about building height because there is

a problem with the soils with regard to supporting a foundation for very tall

161 Braitman, Barry. Planner, City of Regina. Interview, November 15, 1988.

162 City of Regina. Regina Zoning By-law. (Regina, 1987) p. 2-1.
163 jbid. p.5-4.
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buildings. “waever, if a developer wanted to construct a 100 story building
he could as long as it did not block the sun (especially in winter) on a
shopping street, or generate huge drafts in the Downtown".164  "(However,
Council would probably approve it anyway)"165 In Regina, high rise buildings
are seen as a positive landmark rising off the flat prairie.

A developer can go along with the guidelines as much as he
wants to, but any major changes must be approved by Council. The guidelines
have been helpful in terms of creating an awareness in the development
community. They have lead to increased sensitivity to issues expressed in the
guidelines such as: developments being compatible with adjacent uses; wind
and sunlight, and open public spaces. Wind tests are now an important part of
the design of a structure, and Regina has been a pioneer in these types of
studies. They feel this type of study is helpful to the developer as well as

themselves.

164 City of Regina. Regina Development Plan, Part G. Downtown Plan. (Regina,
1984) p.7.

165 Braitman, Barry. Planner, City of Regina. Interview, November 15, 1988.
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Political Climate With R | To Urban Design In_Regi

The political climate in Regina is very development oriented, and
in most cases, do not enforce the rules and guidelines they have created.
Council has all the decision making power, and "where the Planning have
come up head to head with a developer who neglects the guidelines, and only
wishes to construct a building that does not fit in, Planning has always
lost".166  With no formal design review body to rule on such a problem,
Council has always voted in favor of the development because in Regina, any
type of development is seen as good development. "Planning believes that
even if they could have strict design control regulations, Council would just
change the regulations to allow for the development".167

Planning relies on an understanding with the architects and
developers in the development community, that the City wants to achieve a
better Downtown environment. Most developers go along with this and try to
conform to the guidelines, and Planning feels that the response has been
positive. "However, without the benefit of a formal design review body, many
developers can neglect the guidelines and still receive support from Council,
and this is the main problem associated with Downtown design controls in
Regina".168

A prime example of the problem of having no formal desigri
review is the Regina Convention Centre. Wind studies on models of the
project showed that it would be almost impossible for the pedestrian to walk or
open doors at street level, and the downdrafts were also cold and unbearable.
The Planning Department recommended that the project should not be granted a
building permit because of the problems with wind generation. Council

ignored this recommendation, and approved the development because of the

166 Braitman, Barry. Planner, City of Regina. Interview, November 15, 1988.
167 ibid. November 15, 1988.
168 ibid. november 15, 1988.
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spinoffs it would have in terms of jobs, taxes, etc. It is believed that a formal
design review body would not have allowed the development without

significant changes.
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\dmini ive P For Impl ati

Once the DPA has been filed the development officer shall review
the application, advertise the application in the Saturday newspaper, and post a
sign on the affected property. “The devéiqpment officer then prepares a report
to the Regina Planning Commission, who review it and put forth
recommendations to Council for final decision".16 (see diagram 4.2 appendix)

Once a permit has been issued, and is not being undertaken in
accordance with the Regina Zoning By-law, the Planning Act of Saskatchewan,
or the development standards specified by Council, Council may have the
development officer revoke the permit, until the developer again complies. In
Regina, development permits are valid for two years from the issuance by the
development officer. .

"If a permit is rejected by Council, the applicant may file an
appeal with the Development Appeals Board which is composed of nine
appointed members from Council, and the Planning Department. If the permit
for a discretionary use is still not approved, there can be no further application
to develop or rezone the same property to the same use for a year following
the date of Council's denial".170

The Regina Planning Commission is made up of several
Councilors, the Director of Planning, and several architects that work for the
Regina Downtown Business Association, who give design advice from the
Business Association's perspective. The design review is very informal. The
City does not have formal design review. "The design review in Regina
cannot be anyihing more than informal and advisory because of the Provincial
Planning Act which limits the City's power with regard to design issues".!7!

It is done purely in house by the Planning Department and the Planning
169 City of Regina. Regina Zoning By-law. (Regina, 1987) p.2-1.

170 jpid. p.2-5. '
171 Braitman, Barry. Planner, City of Regina. November 15, 1988.

-74-



Commission. .

Formal Design Review has been discussed in Regina since 1983,
However, it is felt that an urban design panel can only be effective if the
approving authority (in Regina-City Council) acts upon their advice.
"Therefore, a real commitment on the part of the approving authority as
opposed to token recognition is essential".172

An alternative to an urban design panel that Regina has been

- considering, is the delegation of approval authority. This idea is based upon
the reality that seldom do the members of Council have knowledge and
expertise in the areas of design. The delegation to a civic official or a
committee of officials is common practice in Canada. "The official committee
couid, with Council's approval, seek appropriate advice when needed, and if a
situation arises when no satisfactory compromise or conclusion can be reached,
then a report can be submitted to Council for opinion and advice. It can be
said that a person or group, competent to exercise design judgements and
provide advice is necessary in a strategy for the effective use of urban design
principles and guidelines".173

Regina has improved its Downtown in the last several years, but,
for the most part, their hands are tied with regard to strict design controls
because of the Provincial Planning and Development Act. The City has done
some good work, but changes must be made in order to have more control on
the types of design that are taking place, and the addition of a formal design
review body would be a step in the right direction.

The Planning Department has a limited amount of planning
power because Council has final say on all planning issues. There seems to
be an imbalance between the politicians, the planning principles, and the
implementation of planning techniques. There is a zoning by-law, and a set of

guidelines for development and design, but the political system does not work

172CityofRegina. r Design 1 For_Consideration

Development In Downtown Regina. (Regina, 1982) p.75.
173 ibid. p.76.

-75-



with the Planning Department to put the system in motion and synchronize all
of the parts. The principles are in place, but they are often ignored by Council
to allow for any type of development whether it is good or bad. (ie.
Convention Center) |

Regina is a poor example of how to design a Downtown. It is a
City that is anxious to have any type of development, and Council will allow
it regardless of what the Planning Department suggests. There is an imbalance
between planning policies and the political climate, and the result is a
Downtown that is limited in positive examples of urban design.

Chapter Five examines the Downtown urban design practices of
Minneapolis Minnesota, in order to provide one sample of how an American

city deals with urban design.
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Minneapolis Minnesota, is the only American example that is to
be studied. This chapter examines the urban design objectives and principles,
the techniques of urban design, the political climate with regard to urban
design, and the administrative process for implementation.

The Downtown design policies and guidelines are contained in
the Metro 2000 Plan, "which continues a 30 year tradition of cooperative
planning and action uniting the private and public sectors".174 There has been
success through these types of joint efforts, and the Minneapolis Downtown is
nationally renowned because of it.

This cooperative planning program began with a commitment in
1957 to work together toward a strong downtown, and drafting of the first
Dowﬁtown Plan in 1959. "The planning process, since then, has uniquely
combined the professional planning expertise of the City's Planning
Department with the special expertise of the Downtown Council of
Minneapolis, now an organization of about 400 downtown business and
professional firms".175 Since 1959, the Plan has been updated three times; the
Metro 85 Plan (1970), the Metro 90 Plan (1978), and now, the Metro 2000_
Plan.

"Each edition of the Plan, has helped to provide the rationale to
create and guide a new wave of developmcnt".”6 However, the plans alone do
not cause development. There must be "input and action from governmental,

174 City of Minneapolis. Minneapolis Metro Center Metro 2000 Plan.
(Minneapolis, 1988) p.7.

175 ibid. p.7.
176 ipid. p.8.
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business, and community leaders. Each is necessary; none is sufficient
alone".!?7 In the last twenty years, the private public partnership has lead to
“a downtown property increase; produced a large increase in employment (to an
estimated 120,000 jobs in 1987); stimulated major investment in new office
buildings (about 770,000 square feet of space is being added each year on the

average); and generated a larger resident population than ever before".178

177 ibid. p.7.
178 City of Minneapolis. Minneapolis Metro Center Metro 2000 Plan.
(Minneapolis, 1988) p.7.
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Urban Design Object] snd_Princiol

"The Metro 2000 Plan is based on the following criteria: (see
map 5.1 appendix)

(1) A compact retail core cxténding from Fifth to
Eleventh Streets on Nicollet Mall;

(2) A densely built horse shoe shaped area for tall office
buildings surrounding the retail core, with a
concentration of financial institutions on Marquette
Avenue,

(3) A secondary ring of less densely built office buildings
extending to the ring of parking garages;

(4) 'Emphasis areas' for entertainment, government,
conventions, education, technological research, and
health care; (see map 5.2 appendix)

(5) Major residential neighborhoods on the periphery;

(6) A design that limits vehicular movement and
encourages pedestrian movement within the core;

(7) A system of open spaces to contrast with and thereby
heighten the intensity of downtown buildings and
activity; and

(8) Firm borders in the freeway ring and the River to set
Downtown off as a special place".17?

Overall, Planning feels that the Downtown has developed well
because of the‘ guidelines, and the Plan, but there are particular cases where
they tend to conflict because they prevent a developer from building a project
he wants to build. Conversely, they require the developer to build something
that he really does not want to build. "Many developers resent the guidelines,

179 City of Minneapolis._Minneapolis Metro Center Metro 2000 Plan.
(Minneapolis, 1988) p.S.
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but most conform, and the overall effect has been beneficial for the Downtown.
In most cases, if the developer does not conform to the rules, he will not be
allowed to build where he wants to".180

There are five design elements that merit special emphasis in
Downtown development: a sense of place, a sense of unity, a sense of time, a
sense of encounter, and a sense of theater. (see design elements Minneapolis
appendix)

A sense of place is an important aspect because "Downtown must
present a strong image of a central place for the City, the metropolitan area,
and the Upper Midwest. This should be conveyed: historically (through
building preservation); economically (through the emphasis of a high density
core); culturally (by promoting mixed use developments); commercially (by
concentrating assorted merchandise in one central marketplace); and physically
and visually (by the density and height of buildings and the quality of
design)"181

The image of Downtown as a central place should be enhanced by

preserving “a sharp edge to the Downtown core through zoning, and to the

central area at the river and freeways, with:

(a) "Gateways" that highlight the act of entering
Downtown, particularly on approaches from
freeways and bridges, followed by

(b) increasing intensity of development along
approaches to the center of Downtown, and
finally,

(é) arrival at a central place, a climax, the Nicollet
Mall".182

180 Cummings, John. Director of Downtown Planning and Policy. Minneapolis.
Interview, April 10, 1989.

181 City of Minneapolis. Minneapolis Metro Center Metro 2000 Plan.
{Minneapolis, 1988) p.41.

182 ibid. p.41.



"Downtown Minneapolis has a sense of unity and the quality of
a single place comprised of many complementary zones, knit together by its
visual relationships and movement systerins”.183 This is achieved by: having
central stores surrounded by tall office buildings; having internal circulation
through streets, paths, skywalks, and transit routes; and having landmarks and
identifiable districts guiding people to the Downtown area. "Downtown unity
is best developed by:

(i) Enhancing the present system of sidewalk

and skyways, making them legible, safe, attractive,

easy to use, with views always of what's ahead or
accessible. :

(ii) Extending the present pedestrian system“.184

Downtown has a sense of time, "and this should instill a sense »
of being on the move". "There should be steady paced development and a
renewal of plans to allow for the changing needs of the Downtown", 185

A sense of encounter relates to the unique opportunities and
experiences that are prevalent Downtown, and a sense of theater helps to
emphasize “the Downtown's reputation for being different and fun" 186

These elements are an important part of the Metro 2000 Plan
because they cover all issues of urban design. They deal with the many social,
cultural, economic, and historical aspects that must be considered when trying

to produce positive design guidelines.

183 City of Minneapolis. Minneapolis Metro Center Metro 2000 Plan,
(Minneapolis, 1988) p.42.

184 ibid. p.42.
185 jbid. p. 42.
186 ibid. p.42.
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"A vibrant Downtown is a downtown that considers more than

just urban design. To be successful, all of these elements must be considered,

and made to work together” 187

187 Cummings, John. Director of Downtown Planning and Policy. Minneapolis.
Interview, April 10, 1989,
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Techni Of Urban Desien In Mi I

Minneapolis began using zoning in 1963, and they feel that it
has been a great device for containing development, and especially pushing the
taller buildings to the center of the Downtown. The City does use a form of
discretionary zoning in that they do provide some bonuses ‘(in FAR) for
specific amenities such as skywalk systems etc. “"However, they are finding it
to be a bit of a nuisance because most new developments include amenities on
their own, and they are included in the development contract with the City.
The City is using discretionary zoning less and less, and it may be written
right out of the next new Zoning By-law".188

"In the past, Minneapolis also tried spot zoning, but realized
that it was a mistake because it was too hard to control, and it created too
much confusion amongst developers in the Downtown area".189 They only
used it for several years, and they dropped it. Spot zoning is now illegal in
the United States because of the negative results that are produced.

Today it is difficult to rezone a site in Minneapolis because of
the Local Option Agreement. This agreement is reluctant to have the City
initiate zoning, so an arrangement has been created where a person seeking to
change the zoning must get, on a petition, the signatures of 2/3 of the
property owners within 200 feet of the site in question, before it can be
introduced in Council. If the petition is not signed, Council will not receive
the application, and this makes it very difficult to rezone in Minneapolis.
There have been many complaints about the arrangement but it is a difficult
time consuming process, but it has meant that the zoning ordinances have

stayed about the same for 25 years. "This allows people to rely on the fact

188 Cummings, John. Director of Downtown Planning and Policy. Minneapolis.
Interview, April 10,1989.

189 ipnid. April 10, 1989.



that the zoning will be the same today as well as tomorrow, and this creates a
sense of stability", 190

.Design guidelines were spec'ifically developed for individual
projects in 1981. By 1986, this broadened, and general design guidelines for
the entire Downtown were created. The City also hired a Design Planner to
help undertake this responsibility because Minneapolis now saw an importance
for urban design guidelines. These guidelines are general types of guidelines,
and by themselves, are not by-laws or ordinances. However, they become the
basis for ordinances, especially zoning ordinances. "These guidelines are the
general planning that underlies the system of zoning by-laws or ordinances.
The guidelines have been very effective in guiding development, and play a
very important role in the way the Downtown grows and develops".191

Any guidelines that refer to a particular project, do so, because
the City probably has something to do with that project. In such a case the
City has usually financed the project to some extent. The City may have had
to buy the land, build a parking garage, or provide interim financing to the
developer. "When this is the situation, the City and developer negotiate, agree
on terms, and sign a contract, where the design guidelines become part of the
agreement. The terms of this contract become absolute, and are legally
binding”.192 An example of this type of agreement can be seen in the City
Center Project of 1975. In this case, the Downtown property was purchased by
the City several years earlier. When the developer approached the City about
developing the site, the City agreed. As part of transferring that land to the
developer, the guidelines were included as part of the contract. The developer,

was required by the guidelines, to build only in specific sites, with a specific

190 Cummings, John. Director of Downtown Planning and Policy. Minneapolis.
Interview, April 10, 1989.

191 jpid. April 10, 1989.
192 jbid. April 10, 1989.
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(mutually agreed upon) design, height (although there are no height
restrictions, they must be agreed upon before a permit is granted), bulk, etc.
"The contract was totally binding, and any changes were a problem the City
was not ready for".193 |

The City was not prepared to handle changes that developers
have a tendency to make during construction. In the case of the City Center
Project, the developer made changes to the point where the City had to alter
the contract in order for the project to proceed. The City's hands were tied
because they had nothing to turn to in regard to changes in design after
construction had begun. The developer forced the City into changing the
guidelines in order to have the development completed. The result of this
example is a shopping mall that is a good deal less in terms of design than the
City had expected or had negotiated for. In this case, the City lost out, and
because of public outcry on the development, the City changed their policies
so that they are now prepared to deal with developers such as this, and the
guidelines are tighter and tougher with regard to development. "Now, the City
of Minneapolis is holding most developers to the letter of the contract and the

design guidelines", 194

193 Cummings, John. Director of Downtown Planning and Policy. Minneapolis.
Interview, April 10, 1989.

194 ibid. April 10, 1989.
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Political Cli With Regard To Urban Desien In Mi i

The political climate in Mirineapolis is pro development, but
Council only intervenes in the development of larger projects where the City
may become involved in financing and development. "In these situations,
Council is often seen as being overly generous in granting the financirag“.195
Because the mayor has the power to veto, many financing decisions are often
vetoed by him. This usually goes back and forth in Council, until a decision
is finally reached. It takes 9 votes out of 13 to overturn the mayor's decision.
"In many cases, Council is more generous than they have to be, and more
generous than they ought to be".196

In the past, the City viewed any development as good
development, because of the increased revenues, taxes, etc., but they have
learned from their mistakes and they are getting better in terms of their design
decisions. In one example, the City had to take back a shopping center that
was not doing well because it was built in an area that did not need or want
another shopping center. The City financed project failed, and the City is
looking at other options for the empty shopping center. "At the time, the
Administration was not very receptive, and they believed that all development
was good, so many projects were constructed that never should have been.
Because it is not, and has not been, a strong mayor situation it is harder to
educate the 13 Councilors to vote for or against a particular project, than it is
to educate 1 person (mayor) to vote on a project. The situation is quite similar

today with regard to informing Council on the pros and cons of a project”.197
There is a good relationship between the politicians, planning

195 Cummings, John. Director of Downtown Planning and Policy. Minneapolis.
Interview, April 10, 1989.

196 ipid. April 10, 1989.
197 ibid. April 10, 1989.
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principles, and the implementation techniques. There seems to be a balance
between them, and they are working together to produce quality urban design
through the Metro Plan 2000, and the accompanying design guidelines. The
political system has, in the past, made some mistakes in approving projects
that were not right for the Downtown. However, they have learned from their
mistakes, and the political system provides a good support for the creation and

implementation of urban design principles.
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Minneapolis has no formal design review process or review
body. The City stayed away from design review because they felt that "it
would give them too many standard architectural ideas and they feared that this
would be reflected in a rigid Downtown design. Minneapolis wanted more
variety in their design, and they felt that the use of design review would limit
their ability to produce a vibrant Downtown".198 The City felt they made a
good decision, but like most other cities, (even cities with formal design
review) they have examples of good and bad design, but they are learning from
their past mistakes and are trying not to repeat them.

The process for rezoning is a difficult one, and for projects that
cover more than 40 acres, City Council takes charge of the development
approval process because it would be much too difficult to get a petition signed
with a project of this size. This is seen to save both time and money for the
City and developer.

If a developer wants to build a project that conforms completely
to the zoning requirements and the design guidelines, and reqdires no financial
assistance from the City, he can take out a building permit without any type of
intervention from the City or the Planning Department. The plans, however,
would have to be submitted, checked against the Zoning By-law and an
environmental impact study would have to be undertaken, but these are mainly
for information purposes, to let people know what type of development is
taking place. There is no height limit in the Downtown, but they are very
strict in regard to bulk, and change in bulk could result in the refusal of a
building permit.

In a situation where the developer conforms to the rules, the

198 Cummings, John. Director of Downtown Planning and Policy. Minneapolis.
Interview, April 10, 1989,
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Planning Department can express opinions on the plan, but cannot make the
developer change the plans. The City and Planning Department can only
become involved in cases where the plan éxceeds the zoning requirements , or
the developer needs help assembling land, etc. (see diagram 5.1 appendix)

Today, zoning in Minneapolis is guided under the Metro 2000
Plan, and the essentials of the Plan were first set down in 1959, and have been
continually updated and improved. The Plan is highly integrated in the sense
that all of the components must work together in order to create an overall
positive Downtown development. The area must not be rigidly designed
because the different areas in the plan are not perfectly homogeneous. Their
designation only suggests the predominant use or the use around which
implementation techniques revolve. Downtown as a whole represents one very
large mixed use development. "As long as the primary objectives of
centrality, completeness, and compactness are realized, Downtown should
develop with the freedom that leads to variety, spontaneity, and the excitement
of the unexpected".19?

Minneapolis is a city that has stayed away from formal design
review and a design review panel because they felt that it would give them too' |
many standard architectural ideas and they feared this would be reflected in
Downtown design. The system has worked well in Minneapolis, and aside
from a few mistakes where bad design is prevalent, the results have been
positive. Being the only American example, Minneapolis did not appear to be
very different in terms of goals and ideas for the Downtown area.

Minneapolis and Vancouver provide the two best examples of
Downtown design practices and policies, However they do differ in several
ways. First of all, Vancouver has design review and a design review body that
operates independent of Council. Minneapolis feels that design review would

199 City of Minneapolis. Minneapolis Metro Center Metro 2000 Plan.
(Minneapolis, 1988) p.10.
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promote strict architectural ideas and create a Downtown that is rigid in design.
However, Minneapolis has a standard set of design guidelines that must be
adhered to, and although they do not reali;zc it they are themselves promoting a
rigid type of design in the Downtown. Without design review, or a design
review panel, there is no chance to review 'c_lesigns, and there is little
flexibility involved. Minneapolis could benefit from the example that
Vancouver has set. |

Chapter six examines the Downtown urban design practices of

Winnipeg, Manitoba.
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CHAPTER 6
JHE DOWNTOWN URBAN DESIGN PRACTICES

OF WINNTPEG, MANITOBA

This chapter examines the urban design objectives and
principles, techniques of urban design, political climate with regard to urban
design, and the administrative process for implementation in Winnipeg.

In 1986, the City of Winnipeg began to reconsider the
Downtown Zoning By-Law, and they realized that it did not promote the type
of development the City wanted to achieve. On February 10, 1988, the new
Downtown Winnipeg Zoning By-Law No. 4800/88 came into effect. By-Law
4800/88 is the implementation of Council's policies with regard to Downtown
development, and "it will provide the structures necessary to accomplish
appropriate Downtown development through the cooperative efforts of the
public and private sectors".200

Downtown is that area of Winnipeg which has experienced the
greatest intensity of development and the greatest mixture of uses. The
Downtown has the most diverse physical structure of the urban area containing
not only the City's tallest buildings, but single storey shops and under
developed sites devoted to parking. In addition the area represents the greatest
concentration of capital investment, both public and private, within the City
of Winnipeg. "And in terms of employment, the Downtown provides over
25% of all jobs within the City".201

The area was predominately a manufacturing, warehousing,
wholesale and retail district. Due to increased technologies and better, less

expensive transportation methods, most of these activities have shifted away

200 City of Winnipeg. A Backgrounder To The Proposed Downtown Winnipeg

Zoning By-Law. (Winnipeg, 1986) p.1.
201 City of Winnipeg. Plan Winnipeg Environmental Planning Component,
(Winnipeg, 1980) p.91.
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from the area. Today, Downtown is largely a retail center with specialization
in such things as service employment, government, financial institutions and

entertainment.
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Urban Desien Objccti snd_Princip]

It was the opinion of City Council that Winnipeg's Downtown
should be more than an employment and ‘shopping center, and the new Zoning
By-Law 4800/88 is intended to promote the area as a twenty four hour activity
center of high design quality. Downtown has shown some signs of this
through the North Portage Development. "Some new businesses have been
attracted to the Downtown, (North of Portage) and this has created new jobs
and additions to the Downtown's economy, and its tax base".202 However, it
is the intention that the new By-Law will further enhance a renewed interest in
the Downtown in other ways and also stimulate development on the south side
of Portage Avenue.

Slowly, people are beginning to rediscover the Downtown and
some are returning to live in the area. This type of resident population is a
catalyst for further Downtown development because it will support services that
are not needed by a purely daytime population. " A-resident population makes
Downtown an activity center at all times of day".203

There are significant areas of special character in the Downtown,
which provide for unique experiences because of their "historical, ethnic,
architectural, functional or natural importance. These contribute to the
richness of diversity that is so necessary in the Downtown".2% In order to
fully enjoy the special areas of the Downtown, walking is seen as the most
desirable way to get around. The pedestrian environment must be comfortable,
interesting, and convenient in order to project an image of an area that wants

to have people walking around and enjoying the sites or shopping, etc.

202 City of Winnipeg. A Backgrounder To The Proposed Downtown Winnipeg
Zoning By-Law. (Winnipeg, 1986) p.2.

203 ipid. p.2.

204 jpid.p.2.
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"The new Downtown Winnipeg Zoning By-Law is intended to
provide the structures and standards capable of directing and sustaining
Downtown development based on the following themes:

(i) a public and private partnership is necessary for
sustained improvement within the Downtown;

(ii) a resident population is a vital ingredient in the
Downtown;

(iii) character areas contribute to the uniqueness of
Downtown Winnipeg;

(iv) a friendly environment for pedestrians unifies the
Downtown and facilitates long term economic
viability".205
This By-law will replace existing zoning regulations which were
adopted over twenty years ago, and are no longer adequate to promote this type
of development in Downtown Winnipeg. "By-law 4800/88 is a Zoning By-law
of the City of Winnipeg regulating and restricting the use of land and location
of buildings and structures in a portion of the City Centre-Fort Rouge
Community commonly referred to as Downtown Winnipeg".206
Over the last several decades, the area has been weakened because
of the shift of many Downtown uses to the suburban areas. "The result has
been a loss of vitality as the Downtown has become less relevant to a
significant portion of the population".207 Because of this shift, the land
requirement also changed, and smaller four to six storey buildings were replaced

by twenty to thirty storey ones.

205 City of Winnipeg. A Backgrounder To The Proposed Downtown Winnipeg
Zoning By-Law. (Winnipeg, 1986) p.2.

206 City of Winnipeg. By-Law No. 4800/88 Downtown Winnipeg Zoning By-
Law. (Winnipeg, 1988) p.12.

207 Fenton, Robert. Land Reclamation: A Strat For Inner Cit ilization,
Institute Of Urban Studies, University Of Winnipeg. p.3.
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The projected levels of development for the foreseeable future are
unlikely to create a demand for downtown land sufficient to stimulate normal
redevelopment of all the area for Downtown purposes. "Thus, underutilized
buildings, vacant lots, and extensive surface parking will continue to dominate

the environment of Downtown Winnipeg".20

This type of Downtown environment cannot be overcome by
spot redevelopment. By concentrating existing activity in a 20 or 25 storey
building on a small building site, “activity is being drawn from the rest of the
Downtown thus spreading the problems of vacancy and decay even more
widely".209

Although some people are moving back into the area to live, a
larger proportion of the population continues to prefer to live in suburban
residential subdivisions. "New development in the Downtown is, as a result,
likely to be of an infill nature which functions on an incremental property by

property basis". 210

208 Fenton, Robert. Land Reclamation: A Strategy For Inner City Stabilization.
Institute Of Urban Studies, University Of Winnipeg. p.4.

209 jbid. p.4.
210 jpid. p.4.
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Techni Of Urban Desien In Winni

The new Zoning By-law is generally aimed at downzoning,
establishing limits on the size of new buildings, and encouraging a larger
number of moderate buildings throughout the Downtown. It is intended that
this will give more land owners a market for building by spreading the benefits
of redevelopment into more areas of the Downtown. "These limits will
encourage development that uses City services more efficiently (such as
residential development that promotes twenty four hour activity and vitality),
distributes opportunities for development more fairly, and will not depend on
drawing tenants away from existing Downtown buildings".211 This will be
achieved through the down zoning of most of the Downtown area. However, it
is intended that the area not be down zoned to the point of rejection by
developers. Its purpose is to spread development to a moderate level
throughout the area. Through bonusing for amenities, (such as skywalks,
parks, etc.) development can be stimulated, but it can also be controlled, and it
is hoped Downtown can be developed in such a fashion that the area is both
functional and aesthetically pleasing. This downzoning is seen as one of the

stronger points of By-Law 4800/88.
Bulk

Winnipeg has nine Bulk Range Districts (BR1-BR9) in the
Downtown, and these are used to divide the area by building size using FAR as
the criteria. (see bulk range criteria and map 6.1 appendix) These bulk ranges
have been established in order to prevent developers from constructing
buildings that are seen as the area (such as the development behind the Fort

211 City of Winnipeg. A Backgrounder To The Proposed Downtown Winnipeg
Zoning By-Law. (Winnipeg 1986) p.3.
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Garry Hotel) and to help contain all of the large developments in BR9 in the
Portage and Main area. "The concept of downzoning, and the delegation of the
Bulk Range Districts is an attempt to "spreﬁd the density of development more
evenly over the Downtown area, and hopefully, provide linkage and continuity
of activity, particularly at street level, from one area to another" 212

The bulk regulations have neglected ehvironmental objectives

that are common in other cities. "Excluded from the by-law are:

i) Solar and light access, particularly for open spaces and
residential developments.

ii) To provide for a coherent hierarchy of urban form, the
purpose of which is to assure harmonious relationships
between (a) buildings, (b) the immediate visual environments,
and (c) the overall Downtown design framework".213

With regard to the urban design of the Downtown, Winnipeg
intends to provide guidelines which are contained as part of Zoning By-law
4800/88. "These are concerned with certain issues of an architectural nature
and they separate the issues of use, character, bulk, height, landscaping, policy
framework, etc. from contributing to the overall process".214 While the City
of Winnipeg is committed to a set of Downtown urban design guidelines, so far

none have been completed.
Desien Revi

The design review designations are areas of Downtown that

receive special treatment with regard to design review. There are six

212 Department of City Planning. A _Critical Review Of The Proposed Zoning By-

Law In Relation To The Planning Of Downtown Winnipeg. (Winnipeg, 1987)
p.21.

213 ipid. p.22.
214 jpid. p.24.
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designations:

(1) Historic Design Review (HW)

(2) Chinatown Design Review (CH)

(3) Broadway Design Review (BR)

(4) Legislature Design Review (LB)

(5) Riverbank Design Review (RB)

(6) Pedestrian-level Design Review (PL)
(see map 6.2 appendix)

The HW, CH, BR, LB, and the RB all have one thing in common
in that they only apply to details of the exteriors of buildings. The only
design review designation that applies to details of the interior of a building is
the Pedestrian-level Design Review (PL). "It applies to details of the interior
of a building, insofar as such details affect pedestrian circulation and safety or
the enhancement of the pedestrian environment in respect of sidewalks and
other pedestrian areas".215 Of the six design review designations the PL is the
largest and covers the majority of Downtown. "However, it is classified as a
general area of pedestrian level review whereas Downtown is composed entirely
of separate character areas".216

Because each of the six Character Areas is unique, there are
separate regulations for each area. However, each regulation is applied as an
overlay, which overlap one another. (see map 6.3 appendix) This leads to
confusion and serves to weaken the By-law. "The By-law should recognize all
the precincts which make up the downtown (ie. Portage Avenue, Central Park,
etc.) and replace the 6 sets of requirements with simple regulations relating
directly to each of them”.217 The regulations in Vancouver are separate for
each area of the Downtown, they are easy to understand, and they do not

overlap.

215 Department of City Planning. A Critical Revi f The Pr ning By-

Law In RelationTo The Planning Of Downtown Winnipeg. (Winnipeg, 1987)
p.14.

216 jbid. p.26.
217 ibid. p.26.
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The City has been promoting residential living in the Downtown
for about twenty years, "and new housing in the area, as well as other
development have helped to promote the Downtown as an exciting place to
live".218 People who live Downtown support shops and services, and use City
amenities and services all day long. The new Zoning By-Law is intended to
protect the existing residential neighbourhoods, (south of Broadway, and north
of Ellice) by restricting the areas to housing, and shops and services normally
associated with residential living. (see maps 6.4 and 6.5 appendix)

The promotion of residential development in Downtown is
achieved by allowing mixed use development "through the provision of
bonuses for mixed use residential developments that will promote and maintain

an attractive and functional residential character”.219

218 City of Winnipeg. A Backgrounder To The Proposed Downtown Zoning By-
Law. (Winnipeg, 1986) p.4.
219 jipid. p.4.
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The political climate in Winnipeg is very 'pro development’, and
in several cases this has lead to the construction of projects that have a
negative effect on the Downtown environment. This has often resulted in a
project being approved contrary to the recommendations of the Planning
Department. If a development will increase the revenue in taxes to the City, in
all likelihood, it will be approved often regardless of the effect it has on the
Downtown environment.

The political system and urban design principles and
techniques must work together to produce good design. This is not the case in
Winnipeg because the principles are generally weak and consequently, the
political system does not synchronize with the urban design process. City
Council is involved in all aspects of the planning process, and this has not
been conducive to promoting good development. The politicians have no plan
or strategy to guide their decision making process, and they only have the by-
law to consider. The result is that decisions tend to be made with shortsighted
objectives.

The Downtown Design Board is made up of the members of the
Committee of Planning and Community Services. These four Councilors, who
are part of a Council Standing Committee, have a considerable amount of
control on criteria that are to be established in the construction or remodeling
of a building, and they could block development at this stage. These
Councilors may or may not be educated in urban design, and for the most part
decisions are based on how they interpret the guidelines as to
"appropriateness” of colours, materials, setbacks, etc. "The Board meets from
time to time, but on occasion they may appoint an Advisory Committee or

Committees, for the purpose of preparing or reviewing guidelines, or for the
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purpose of providing advice to the Board".220 "This underscores the
timidity of the political realm to enter into any kind of true participatory

process”.221

220 City of Winnipeg. Downtown Zoning By-Law 4800/88. (Winnipeg, 1988)
p.VII-3.

221 pepartment of City Planning. A Critical Review Of The Proposed Zoning By-
Law In Relation To The Planning Of Downtown Winnipeg, p.8.
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The development permit proéess in Winnipeg is quite complex.
If it is a small development, or several changes are going to be made to a
building, the process is less complex. An application is made to the
Development Examiner, who reviews the plan for compliance of existing
zoning by-law. If it conforms, it is passed on to the Plan Examiner who
reviews the plan to check for compliance with building codes, fire codes, etc.
If the plan complies, it is approved, and a building permit is issued at the
Permit Department. (see diagram 2.1 appendix) However, if a zoning variance
is needed, it must be approved at a public hearing. Signs must be posted on
site, and the proposed variance must be advertised in the newspaper. If the
variance is granted at the public meeting, a written order is granted and re-
examined by the Development Examiner, who in turn, passes it on to the
Permit Department who issue the building permit.

For a major Downtown development, the process is somewhat
longer. An application for approval by the Downtown Design Board shall be
made to the Director of Planning, and shall be accompanied by plans drawn to
scale.

After the plan is examined by the Director of Planning, it is
passed on to the Acting Co-ordinating Group (ACG). This is the stage for
design review. There is negotiation between the ACG and the developer, and a
contract is agreed upon prior to public hearings on the zoning agreement. The
contract is based on the type of development, size, FAR, location, materials,
setbacks, etc. The ACG is made up of the Area Planner, the Head Land
Development Officer, and representatives from City departments such as Parks
and Recreation, Waterworks, Streets, etc. In total the ACG is composed of

about thirty people.
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After the contract has been dealt with, there is a public hearing
for the rezoning of the site. The meeting must be advertised in the newspaper,
and signs must be posted on site to notify the public of the hearing. The
Committee on Planning and Community Services (or the Downtown Design ;
Board) is present at the hearing, and if the rezoning meets public approval, it ;
is approved and is passed on to the Executive Policy Committee (EPC). The
EPC also votes on the project, and if they approve it, it is passed on to
Council where it will receive two readings at the first meeting it is brought up.

It must receive passage on both readings in order to be read at a second
meeting. Here it will receive a third reading and passage of an amended zoning
by-law. (see diagram 6.1 appendix) This is a long drawn out process, and
there is no formal design review body to cause such a slow process.

If an application is refused, the Downtown Design Board shall
record the reasons for such refusal, and shall provide a copy to the applicant

on request.

Any development permit application must be accompanied by a
Wind Impact Statement based upon scale model simulation analysis.

Winnipeg seems to put a great deal of emphasis on the effect that
wind has on the pedestrian environment. However, many projects have been
constructed and»continue to be constructed (TD Tower Portage and Main) that
help to increase the wind speed at ground level. If the results of wind studies
are not to be taken seriously, why should they be carried out? Instead of
acknowledging the test results at their convenience, the Downtown Design
Board, and City Council should try to incorporate the results of the tests into
the design agreement between the developer and the City prior to approval and

construction of a development.
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Conclusion

Downtown is the area of greatest private and public investment
in the City. Along with investment in the shops and services, there is also
investment in other amenities such as bridges, utilities, parks, walkways, and
many public services. "It is the intent of the new Zoning By-Law, to allocate
the future investment to those areas of the Downtown in most need and where
the return in benefits is greatest".222 However, the By-law falls short in
almost all of its features. The only positive feature of the by-law is a
commitment to downzone Downtown. This is a step in the right direction, but
there must be a commitment from Council to produce design guidelines, and
change the political process to allow for a wider based design review process,
through a formal design review body, independent of Council.

Winnipeg has made mistakes in the past, and will continue to
make mistakes because "there is no specific plan of action, outlining goals,
objectives and substantiated policy alternatives. Simultaneously, a truly
participatory process of formulation should be undertaken".223 By-law f
4800/88 should be reexamined, and amended to promote more positively, a
Downtown that will improve and regain the importance that it has lost over
the years.

Chapter Seven provides a comparison of the design practices of

Vancouver, Calgary, Regina, and Minneapolis with Winnipeg.

222 City of Winnipeg. A Backgrounder To The Proposed Downtown Zoning By- -
Law. (Winnipeg, 1986) p.3. ;

223 Department of City Planning. A Critical Review Of The Proposed Zoning By-

Law In Relation To The Planning Of Downtown Winnipeg. (Winnipeg, 1987)
p.4.
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CHAPTER 7
A COMPARISON OF THE DESIGN PRACTICES

F VAN VER, CATLGARY, RE A, AND MINNE
WITH WINNIPE

The purpose of this chapter is to provide a comparison between
Vancouver, Calgary, Regina, Minneapolis, and Winnipeg. The first city that
was examined was Vancouver, British Columbia. This city is exemplary in
positive downtown urban design which adheres to a comprehensive set of
guidelines that are used positively to help regulate design in the Downtown
area. The guidelines are purely advisory, but the Planning Department and the
Development Permit Board pay close attention to the guidelines and use them
to guide the developer. The design process is an integrated team effort in
Vancouver, and everyone involved (both private and public) must be skilled for
the process to run smoothly.

It is difficult to compare Vancouver to Winnipeg because
Vancouver has so much more to offer in terms of potential development
opportunities which enables them to exercise strong design control as distinct
from cities with less development pressure, like Winnipeg.

Vancouver has been criticized for using a lengthy process in
assessing a potential development, but this process seems, on the whole, to be
working well and many cities would do well to take a closer look at their
system. Vancouver employs formal design review, and a design review panel
(Urban Design Panel independent of Council) which is composed of
professionals from the community. This panel is responsible for much of the
success with good urban design in Downtown. A system of formal design
review has proven to be an important asset to Vancouver,

Winnipeg, like Vancouver is criticized for its lengthy time-

consuming development permits process. But unlike Vancouver, it has no

-105-



design review process, totally independent of the political process. Design
review in Winnipeg is executed at the beauracratic level by the Acting
Coordinating Group (ACG) drawn from different City departments, but because
of vague overall urban design policy, they are limited in their contribution.
The Downtown Design Board is also involved and is composed of four
Councilors who make design decisions based on their interpretations of the
by-law and advice from the ACG.

The by-law itself is lacking in many design issues, such as
pedestrian protection, views, and pedestrian level environment with no clear
commitment fo policy implementation. Winnipeg fears too strong a control
system would deter potential development. Vancouver's experience would not
necessarily work for Winnipeg. For example, Council in Winnipeg would have
to give up its detailed involvement in every aspect of the development
application process. Also, Winnipeg should establish formal design review
and a wider based design review panel. Like Vancouver, Winnipeg must
develop a comprehensive system of urban design guidelines for each separate
area of Downtown. A set of guidelines for the Downtown has been promised,
but to date, they have not been completed. Like Vancouver, Winnipeg Design
Guidelines should be a separate advisory document, and should be easy to
understand with accompanying diagrams etc. They should provide detail, in all
- aspects of urban design, and like Vancouver, they should be easily understood
by everyone.

Calgary, Alberta is an example of a city that has experienced
extensive growth during the oil boom years of the 1970's. Downtown
developed at a rapid pace at this time, and the City had little concern for the
planning and design of the area. Because the area was developing very
quickly, there was a great demand for land. As a result, many Downtown areas
were rezoned from residential to commercial so that the City could generate

more revenue through taxes, etc. Calgary paid little attention to the effect this
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more revenue through taxes, etc. Calgary paid little attention to the effect this
development had on Downtown, and today, the area has an abundance of large
bulky buildings of poor design with few amenities to contribute to the area.
Because the Downtown developed without many of the

amenities that are required such as parks, public spaces, atriums, etc. the City
has spent a great deal of money to improve Downtown. Several heritage sites
were destroyed during the boom years, and Calgary has also set up guidelines
to protect them. In order to encourage the preservation of heritage buildings,
Calgary uses transfer of development rights (TDR). If a developer works on a
heritage site, he can earn bonus for another project. The system is working
well, and it is promoting a successful system of heritage preservation. Unlike
Winnipeg, all buildings of historic importance are protected, irregardless of
their location. Winnipeg only protects heritage buildings in the HW design
designation.

Calgary uses a zero based bonus system where there is a balance
between the provision of public amenities and an increase of density for the
developer. It is believed that this type of bonusing has a number of benefits

in Calgary.
It provides a consistent means of evaluating complex and diverse

proposals without stifling imaginative solutions. "Zero based bonusing
provides choices for developers and the City in terms of which bonusable
features are provided in a particular development, and it is also believed that it
rewards good performance".224 Winnipeg also uses a bonus system for public
amenities, but tﬁe bonus is much smaller than that of Calgary. Calgary felt
that this would stimulate the development of many public amenities that were
not constructed during the oil boom years.

Another method that Calgary uses to improve Downtown through

224 pepartment of City Planning. A Critical Review Of The Proposed Zoning By-
LawOf Downtown Winnipeg. (Winnipeg, 1987) p.10.
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increaséd amenities is to reward bonus for off site improvements. In such a
case, the developer has two options. First of all he could build something the : ‘
City wants on a certain site and receive 'bonus for this. Secondly, if he did not |
want to construct anything he could give the City money to develop

something on their own. "However, the amount of bonus is based on the
amount of money that the developer gives to the City"225 This is quite
unique to Calgary, and it is helping to improve the situation in Downtown, but
it is unfair to the developer who cannot afford to pay the City to increase FAR.

In essence, a developer can purchase increased FAR if he does not want to add

to the amenities of Downtown. Winnipeg does not have such a system to

improve the amenities in Downtown.
During the boom years Calgary also used spot zoning to cope

with the heavy development that was taking place. This was seen to | s
substantially reduce the stability that the Zoning provides in regard to property :
values, and they were seen to fluctuate. Another problem was the fact that no
one really knew the rules with regard to development and design because it
could be a different set of criteria for every site. Spot zoning is no longer
used, and some of the bulky buildings are a direct result of spot zoning.
Winnipeg can benefit from Calgary's negative experience with spot zoning.
Calgary, like Winnipeg, has no formal design guidelines for
Downtown, design being governed under the Zoning By-law. This is structured
in such a way that there is a great deal of discretion built in to the system.
However, this system is not similar to Vancouver because there is a large
component of political intervention in Calgary. "Under this system, a project

that does not conform to the zoning rules could be approved, and a project that

conforms to every letter of the law could be refused".226 In Vancouver if a

225 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.
Interview, November 17, 1988

226 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.
Interview November 17, 1988. '
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development does not conform to the guidelines, etc. it, most likely, will be
refused a development permit until changes are made, and an agreement can be o

reached through negotiation. S

In Calgary, City Council is very much involved in development
decisions, and in many instances the Plannihg Department and the Planning
‘Commission are purely ad‘visbry bodies. Council has a hand in most all major
planning decisions, and is involved in all parts of the development process.
The political system is similar in Winnipeg where Council also has a great
deal of power in terms of design decisions.

Unlike Vancouver, Calgary does not have the same balance
between the politicians, planning principles, and implementation techniques
and the whole system does not seem to work together. There are valid urban
design principles in Calgary, but there is a great deal of political intervention
at every level of the design process.

Winnipeg and Calgary are alike in several ways. First of all
both cities have a great deal of political intervention in the design process. | r
Secondly, both cities use a zoning by-law to guide Downtown development. !
However, Calgary has a plan for the Downtown, and specific goals and
intentions for the area. Calgary has a positive set of design principles, but
the political climate is does not co-ordinate well with the Planning Department
and the design process. Unlike Winnipeg, perhaps Calgary has learned that all
development is not good development, and design must be regulated to prevent

over development and an abundance of bulky buildings.

Regina is a city that is in need of development, so they like
Winnipeg have a strong preference to permit any type of development in their
Downtown area. Design guidelines are very informal, and they are not fully

enforced because the Council is pro development. The Planning Department
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advises Council on design decisions, but is often ignored when there is a
conflict of design issues. There is no formal design review process, or body,
to review development plans, so Council nearly always votes in favor of

developments.

With regard to the design guidelines themselves, they appear in a
Downtown design guideline book and are repeated in the Regina Zoning By-
law, but they do not seem to have much effect on the Zoning By-law. They arée
strictly advisory, and because of the Provincial Planning and Development Act,
they are not binding. The guidelines are in place but a developer is more
likely to read the zoning by-law instead.

Aithough they are limited in power, there has been an increased
sensitivity to issues of wind and sunlight, and open public spaces. Wind tests
are now an important part of the design of a structure, and Regina has been a
pioneer in these types of studies.

Regina has design principles in place, a plan, and guidelines to
control development Downtown. However, because of provincial legislation,
the guidelines are weakened and cannot be fully enforced. This is compounded
by the fact that Council allow most proposed developments to take place.
Regina still views all development as good development.

Minneapolis is a city that has refrained from formal design
review and a design review panel because they felt that it would give them too
many standard architectural ideas and they feared this would be reflected in
Downtown design. However, the system has worked well in Minneapolis, and
aside from a few mistakes, the results have been positive. Being the only
American example, Minneapolis did not appear to be very different in terms of
goals and ideas for the Downtown area. The zoning scheme is a good one
where the taller buildings are all contained in one central area, and this is also
being attempted in Winnipeg with the Bulk Range 9 designation in the
Portage and Main Street area. -

In Minneapolis, if a developer conforms to the zoning and the
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design guidelines he can receive a permit and begin construction. Minneapolis
makes it easy for developers to build if their project conforms to the design
requirements for Downtown. However if rezoning is involved, the Local
Option Agreement comes into play. Here 2/3 of the building owners within
200 feet of the development must approve sign a petition approving the
project. This is a unique concept, and it is a good example of public
participation. Winnipeg is similar, to a lesser extent, as projects must
receive approval at a community committee meeting. Minneapolis has made
some poor design decisions in the past, but they have learned from them, and
have been constantly altering and updating their Downtown Plan. They are
committed to creating a Downtown that is of high design quality.

This 1s an example of a city that has achieved successful design
without the use of design review, or a design review panel. Design review
works well in Vancouver, with the political system synchronized to the whole
process. The political system in Minneapolis is set up to encourage a process
without design review. It is working well because there is a balance between
the political system, the planning principles, and the implementation
techniques.

Winnipeg could learn from the experiences of Minneapolis, and
should pay special attention to the fact that a Plan backed by commitment and
effective policies, is flexible enough to handle change, and will serve to

encourage quality urban design in Downtown.
ncluysion

All cities studied had several goals in mind. All wanted to
promote good development in Downtown, and also all wanted to promote a
Downtown residential population to make them vital living areas twenty four
hours a day.

It can be seen that Winnipeg must make changes in order to
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promote good urban design in the Downtown. Cities that have successful
urban design such as Vancouver, all have a balance between the three actors
involved in the urban design process. These actors are: planners, politicians
and the public. These are the three elements of good urban design, and
Winnipeg does not have the balance between them that is needed to promote
good Downtown design.

Winnipeg appears to be at the start of improving the urban
design process. However, there is the question of whether or not urban design
can work within the existing political system in Winnipeg. There seems to
be too much political intervention in the whole urban design process and this
mitigates against good urban design.

In Winnipeg the politicians are involved at all levels of the
process. Since there is no clear plan for Downtown, and only a set of bylaws
to administer, without reference to an overall strategy, a problem in decision
making is created. A plan should be put into place to provide direction to
Downtown development. A plan would limit political involvement and make
it more focused since it would control Downtown design through the use of
guidelines and politicians would no longer need to be involved in the
administrative aspects of the design process,

A clear operational role by politicians and urban designers can
be achieved through the creation of a design review panel independent of
council.  When there is a separation between the two, and the politicians are
limited in their design decision making power, the system will be on its way
to promoting good Downtown design.

In all cities studied, negotiation was the main driving force
behind good Downtown design. Good design cannot be legislated, it must be
negotiated as a team effort between politicians, beauracrats and the public and

planned out between the City and the developer.
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Source: City of Vancouver Official Development Plans, DD April, 1988.
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1) The Panel shall be advisory to Council but its
reports shall go to the Director of Planning or the
Development Permit Board, as the case may be, and
be included into such reports as go to Council from
either the Director of Planning or the Development
Permit Board, provided that the Panel has the
additional right to report to Council.

2) The Panel shall assist the Planning Department and
Council in the formulation of design policy and
criteria.

3) The Panel's review shall be extended to include all
civic works, such as bridges, roadworks, parks,
beautification projects, transit systems, civic
buildings, and design competitions prior to both the
issuance of competition requirements and the
subsequent awarding of contracts and to give

impartial professional advice directly at the
appropriate level and at the appropriate time on any
proposal or policy affecting the community's physical
environment.

4) The Panel shall have the right to review those
projects submitted to it by Council and have the right
to select additional projects.

5) The Panel shall review projects in their early
conceptual stages or such time as they are first
brought to the attention of the Planning Department
andf/or Department of Permits and Licenses.

6) The Panel shall meet on such day or days as will
enable its reports to be considered by the Director of
Planning or the Development Permit Board when
either of them is considering any such report.

7) An agenda shall be prepared and circulated a
minimum of one week prior to the meeting, unless

prevented by exceptional circumstances.

Source: City Of Vancouver. Zoning And Development By-Law. 1983
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Sample DPA Checklist, _

For Preliminary DPA’s

Preliminary submission
material is intended to
describe and illustrate the
concept of a development
proposal. Free-hand drawings
and less formal presentation
formats are therefore
acceptable, provided that the
information is legible and
accurate.

Applicants are expected to
document all technical
information, based on by-law
requirements, as illustrated on
the Sample DPA Technical
Data Sheet following this
Checklist. Technical checks
will not be made by City staff.

1.0 Descriptive Information
{written)

1.1 design rationale,
including 2 description of
how the proposal
responds to its urban
design context {i.e., in
siting, form, massing,
architectural character,
etc.);

description of
development and
compliance with Zoning
By-law, ODPs, ADPs,
applicable policies, and
development or design
guidelines. This will
include: site dimensions,
. floor area calculations,
density (measured by
FSR and UPA as
applicable), height, site -
coverage, setbacks,
amenity spaces, number
and type of dwelling
units,

For Complete DPA's
Complete submission material

‘must comprehensively and

accurately describe and illustrate
all aspects of a fully executed
development proposal. Detailed
technical data and design
drawings, as described below,
are required.

1.1 same, including:
conditions of approval
of any preliminary
DPA. This will note
how conditions ‘have
been met and identify
any which are
unfulfilted

FSR tracing overlay,
with detailed floor area
calculations

Source: Citv Of Vancouver Official Development Plans.
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For Preliminary DPA’s

1.2

13

1.4

1.5

2.0
2.1

general provisions for
development of open
spaces, and parking and
loading

description of requested
relaxarions, variances or
increases. This will -
include FSR, height,
setbacks, parking,
loading, and the like

description of existing use
of site. This will include
indication whether any
existing residential use is
rental

description of heritage

-resources. This will

identify whether such
resources are located on
or adjacent to the subject
site. Heritage resources
are to include: municipal
and Provincial
heritage-designated
buildings or objects, as
well as buildings or
objects on the Vancouver
Heritage Inventory

description of social
amenities. This will identify
location and floor area and
describe provisions for
operation and maintenance

Context

indication of contextual
relationship of proposal
to other existing
developments within one
block as appropriate
(indicating use, location
and height of all buildings
on adjacent sites)

For Complete DPA’s

1.2 same

1.3 same

1.4 same

1.5 same

2.1 same

2.3

2.4

2.5

2.6

For Preliminary DPA’s
2.2 relationship to windows

and balconies in adjacent
buildings (if proposal is
residential, i.e., reflected
elevations of adjacent

buildings superimposed)

adjacent dwelling unit
layouts and uses, and
window locations on each
floor (where applicable)
and (where obtainable)
with adjoining property
owner's consent

photographs of existing
Streetscape, including
existing buildings and
environs

Tunning streetscape
elevation, including

proposal, to iliustrate its
character

comparative shadow

" analysis for all buildings

2.7

3.0
3.1

over 35 feet in height, as
well as any which
penetrate building height
envelope or height
restrictions

view analysis, showing
effect of proposal on view
corridors from streets and
neighbouring properties.
This will include plan,
section drawings and
-view photographs (if
applicable)

Site Plan

site dimensions, legal
description of properry,
location and names of
adjoining streets, lanes,
and northpoint’

Source: City Of Vancouver Official Development Plans.
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For Preliminary DPA's

3.2 indication of proposed
buildings or additions,
with yards and setbacks
and any encroachment
therein

3.3 indication of open space
and its use

3.4 indication of relative
grades of site and ground
floor levels

4.0 Elevations and Sections

4.1 outlines of all elevations
of proposal to establish its
overall character of

building(s)

4.2 building sections,
indicating relative floor

levels

4.3 building envelope or
height provisions (as
-prescribed in Zoning
By-law, ODPs, ADPs,
or Guidelines) with

proposed height indicated

For Complete DPA’s

32

33

accurale indication of
proposed buildings or
additions, plus interior and
exterior dimensions and
proposed yards and setbacks

accurate indication of open

- Space ireamment, i.e., open

3.4

4.1

4.2

43

areas, landscaped areas,
courtyards, pedestrian areas,
parking and loading. Public
open space and
right-of-ways are to be
identified. Any screening,
fences, retaining walls,
curbing, surface treatment
and details of access from
street or lane are to be shown

accurate indication of

established elevations of site
and ground floor levels of al
buildings relative to existing
or assumed building grades,
plus engineering elevations
(ramps, entries, etc.)

accurate elevations,
including exterior materials
and finishes and colours
(Scale: not less than 1/8" 1o
one foot or 1:100)

accurate longindinal and
cross-sections (including
typical door, fenestration,
stair and balcony details)
(Scale: not less than 1/8" to
one foot or 1:100)

same

Source: City Of Vancouver Official Development Plans.
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For Preliminary DPA’s For Complete DPA’s
9.0 Analytical Information

9.1 sun, shade, shadow 9.1 same
analysis and effects on
adjoining properties and
streets (10 a.m., noon, 2
p.m. on September 21 and
March 21}

5.2 N/A 9.2 micro-climate analysis,
including wind effects of
proposal on immediate area
(for high-rise buildings only,
where requested by
Development Permit Board)

9.3 N/A 9.3 acoustical analysis,
including impact of traffic
and noise sources in
immediate area on proposal
(for significant residential
developments only, where
requested by staff,)

9.4 traffic analysis (for major 9.4 N/A
developments where
impacts may be a
problem)

Source: City Of Vancouver Official Development Plans.
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PERMITTED REQUIRED PROPOSED

Site —sq. fi. (m?) —5q. ft. (m?)
Area (applicable only in
SOMe ZORCs
Floor : Commercial
Area — sq. ft. (m?)
* Retail sg. [t. {(m?)
¢ Restaurant sq. fi. {m?)
R * Office sq. fl. (m?)
¢ Hotel| sq. fi. (m?)
Sub Total sg. fi. (m?)
Residential
TOTAL
Commercial
FSR —— (max.) Residential
TOTAL
) ) * Commercial spaces
Parking  Commercial Commercial *» Residential spaces
TOTAL
+ Office + Office
Retail spaces  Retail spaces
+ Restavrant Spaces « Restaurant spaces
* Hotel Spaces o Holel spaces
Sub Total Spaces  Sub Total spaces
+ Residential spaces « Residential spaces
TOTAL (max.) TOTAL (min.)
Loading + Office spaces ____ Spaces
+ Retail spaces
* Restaurant spaces
TOTAL
Height ft. (m} (max.) e fi. (M)
(height envelope)
Yards front — ft. {m) (min.) — f(m)
rear — ft. (m} {min.) — [t (m)
sgdes (E) —— ft. (m} (min.) . ft.(m)
sides (W) {m) (min.) e . (m)
Site 7
Coverage %o (max.) — %
Angle of Daylight . _—°
Containing Angle _.° -
Amenity ——— sq. fi. (m?) - — sqffUi(m?)

Source: City Of Vancouver Official Development Plans,
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Diagram 2.1 The Develepment Permit process In Uancouver

Pre-Design Conference

Board
or

File Application : Veriance
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_ Oor
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Development Planner Permit
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Additional
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Required
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Wwith
Applicant

Development Permit
Staff Committee

4
Urben
Neighbourhood  je———>p» Design -
Potentiel
N ion Panel
otificatio Additional

Input

Source: City Of Vancouver. The Development PermitProcess
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DIAGRAM 3.1: ADOPTION OF THE CORE RREA POLICY BRIEF IN CRALGRARY

CORE RRER
POLICY
BRIEF

CHANGES TO BY-LAL} 2P80

CORE AREA STATUTORY PLAN
* Objectives
* Book of Public Improvements
* §pecial Area Requirements

CHINATOWN
RREA REDEVELOPMENT PLAN

CREATION
OF NEW

LAND USE
DISTRICTS

VICTORIA PRRK EAST
AREA REDEVELOPMENT PLAN

Source: City Of Calgary. Core Area Policy Brief.
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Source: City Of Calgary.Core Area Policy Brief,
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DIAGRAM 3.2
THE RERITAGE TRANSFER SYSTEM IN CRLGARY

ELIGIBLE HERITRGE SITE RECEIVER SITE

Agreement Demonstrating DPA Indicating Intention

Some Interest in Propose
4 y for Density Transfer From

Heritage Site by Receiving specified Building

Site Owner.

ARdministrative Review
and Recommendation by the
Planning Department,

Calgary Planning Commission
Decision en Permit
Application

Development
RAppeat Board

Development Agreement
Including Conditions Related
to Heritage Property.

Source: Calgary Planning Commission Report. 1983.
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SPECIALIZED DIRECT CONTROL
AMENDMENT
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a BONUS SYSTEM
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ul &-
o)) K
A BASE DENSITY
Subject 1o the prowsion ¢of mandatory
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§<< z
Eqw J
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Source: City Of Calgary. Core Area Policy Brief,
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C ADDITIONAL NON-COMMERCIAL
DENSITY

b BONUS COMMERCIAL DENSITY

Allowable bonus for additiona! amenity
provision.

A BASE COMMERCIAL DENSITY

Subject 1o the provision of mandatory
requiremnents.

residential uses. Maximum Commercial Densily 8 F.AR.

MAXIMUM OVERALL DENSITY

11 FAR
For residential uses or combinad commercial and

Source: City Of Calgary. Core Area Policy Brief,

-132-



usmean i

DIAGRAM 3.5
THE DEVELOPMENT PERMIT PROCESS

IN CALGARY

Development
Permit
Applicaticn

Planning Department
for Negotiation and
Recommendation to
Planning Commissio

Plenning Commission for
Rpprovel or Refusal of Permit.

If Major Rezoning is Invclved,

or the Project is Quite Large, the
Planning Commission Reviews the
DPR and Makes Recommendations
to Council.

Rpproval or
Rejection of
DPA, without
major rezoning

Final Decisions on OPR's that
Require Major Rezoning are
Made by City Council,

Source: Core Area Policy Brief. City Of Calgary, 1982.
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Use DCcl OC2 DC3

Cateqgory ,

Retail Stores Permitted Permitted if
limited in size & then
discretionary.

Orfice Bulloings Permitted Permitteo Permitteo

Apart. Buildings Permitted Permitted Permitteqg

Hotels Permittea Permitteg Discre-

tionary

Parking areas Discre- Uliscre- Discre-

tignary tionary tionarv
Source: Urban Design Iss For Consideration, An idelin r

Development, In Downtown Regina.
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‘DIAGRAM 4.2 -
REGINA'S DISCRETIONARY USE APPLICATION PROCESS

L

Except Where Specificelly Exempted

Application Lodged By City Councll, Blscretlonurg Use

With Development Applications Shall Be Advertised Once In
Officer For R Saturdey Newspaper. in Rddition A
Processing $ign Shall Be Posted On the Affected

Property Indicating That An Application
For Development Has Been Submitted.

s

. Rpplication
Clrculated
Rdvertisement Place
And Sign Posted

Application Circulated To AN
Affected City Departments And
Government Rgencies. (eg. Sask
Tel, Sask Power, etc.)
Rpplication Aiso Circulated To
Community 6roups in The Rrea.

L

Recommendation Of Preparation 0Of

RPC Forwarded To Report To
City Councll For Regina
Final Approvael. Planning

Commission
(RPC)
If Approval Is Gluen By Council
f Development Permit Win

Be Issued By A Development

L _Fermitofficer,

Source: Regina Zoning By-Law, 1987,
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_ Services
Convention

Education

Source: Metro 2000 Plan/Functional Plans 1988,
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Desien El Of Mi I

1. A Sense of Place.

a. Downtown must present a strong image of a central
place for the City, the metropolitan area, and the Upper
Midwest. This should be conveyed in several ways:

(i) Historically, by retaining buildings symbolic of
Downtown's heritage as the midwest's urban center.

(i1) Economically, by emphasizing in its high density core
the physical presence of the City's major corporations
and institutions.

(iii) Culturally, by providing space for the richest possible
mix of public activities and places for public assembly.

(iv) Commercially, by concentrating a wide assortment of
merchandise in one central marketplace.

(v) Socially, by bringing together a large number of
diverse people on the streets of downtown for business,
shopping, recreation, leisure, and tourism.

(vi) Physically and visually, by the density and height of
Downtown buildings, and the quality of their individual
design.

b. The image of Downtown as a central place should be
enhanced by:

(i) Preserving a sharp edge to the Downtown core through
zoning, and to the central area at the river and freeways,
with

(ii) "Gateways" that highlight the act of entering
Downtown, particularly on approaches from freeways and
bridges, followed by

(iii) increasing intensity of development along approaches
to the center of Downtown, and finally,

(iv) arrival at a central place, a climax, the Nicollet Mall.
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2. A Sense of Unity.

a. Downtown should have the quality of a single place
comprised of many complimentary zones, knit together
by its visual relationships and movement systems. This is
Achieved by:

(i) Its center of stores surrounded by tall office buildings,
and peopled by crowds attracted to the activity of
Nicollet Mall.

(ii) Its paths, leading to the center by street, by skyways
from parking ramps, by internal transit circulation, by
transit from outside Downtown penetrating the core.

(iii) Its landmarks and identifiable districts, guiding
anyone Downtown from store to office to entertainment
to open space, to transit and transportation or to home.

b. The unity of Downtown is best developed by:

(i) Enhancing the present system of sidewalks and
skyways, making them legible, safe, attractive, easy to
use, with views always of what's ahead or accessible.

(ii) Extending the present pedestrian system. Very
generally, the design limit for a pedestrian link is 1500
feet (four Downtown blocks, or five minutes walking
time) unless a further destination is visible, or a break is
encountered that diverts attention along the way, or the
enjoyment of the walk is an end in itself. All of these
elements should be used to stretch pedestrian time
distance limits where they can help unify Downtown.

3. A Sense of Time

Downtown should express always a sense of being :on the
move"”. This is not just a matter of people and traffic and
activity, but also a visual expression of new buildings and
sights against a background of retained historical
landmarks and familiar views. Steady paced development
that avoids over building markets is more a project than

a design criteria, but it does suggest care to screen

vacant buildings sites and fill empty store windows.
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More broadly, it calls for renewal plans to be always
under consideration, and before this plan takes effect,
work should begin on its successor.

4. A Sense of Encounter.

Downtown offers a unique opportunity for an experience
excitingly different from the increasingly isolated and
private environments of spread out suburbs, closed in
shopping centers, and personal automobiles. Careful
design can make it a place that can be used by all yet not
dominated by a few. By putting large numbers on key
sidewalks, designing paths that concentrate rather than
disperse activities, limiting automobiles in favor of
pedestrians, and arranging for impromptu "events" like
street musicians and sidewalk artists, Downtown can
become a place of cosmopolitan excitement in sharp
contrast to its competition.

5. A Sense of Theater.

In earlier years, going Downtown meant getting dressed up
and going through a sort of ritual, a scripted event not
unlike being on stage. Even if customs have changed,
Downtown should still offer the opportunity for a little role
playing through design elements such as promenades,
overlooks, and stairways, places to see and be seen, to
emphasize Downtown's reputation for being different and
fun.

Source: Metro 2000 Plan/Functional Plans 1988.
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DIRGRAM 5.1

LARGE PROJECT DEVELOPMENT
APPROUAL PROCESS IN MINNERAPOLIS

Approved By
Planning Dept.
File

And City Council
Rpplication ,
if Plan Conforms To
he New 2oning Rnd N
Checked Rgainst Rssistence |s Required
Present Zoning By From City, le.Financing
fenning Department Planis Approved
Development
. Permit Issued
. By Plenning
Checked By Department
Planning Bept,.
Must 60 Through Local

Rgeinst Zoning.
Environmental
Impact Study
Is Conducted.

Option Agreement Where
2/3 0f Nelghbors Within
200 ft. of Site Must Sign
R Petition Okaying Plan

I : By Law Passed
ﬂs?ceiutes 2/3 By Council
gnatures To Change The
I Present Zoning

1T 2/3 Signatures Are Not
On Petition Plan Refused

Source: Minneapolis Metro Center 2000 Plan.
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DIRGRAM 6.1
THE DEVELOPMENT APPRODAL

PROCESS IN WINNIPEG

Rpplication Is Filed With
he Director Of Planning

Plan Is Passed On To The
Acting Coordinating
Committee (ACG), Where
Terms Between The City And
Developer Rre Discussed And
A Contract Is Signed Prior To
Public Hearings On The Terms
0T The Zoning Rgreement.
in House Design Review.

Application For Rezoning Is
Adyertised In Newspaper And
Signs Are Posted On Site For
Public Meeting. {f Planls
Passed At The Meeting, The !
Committee On Planning And
Community Services (Dwtn.
Design Board) Appreves 1t

And Sends It To EPC.

Source: Interview Data.
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Recelve A Third Reading
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ARpprove The Plan And
|Pass A New Zoning By-Law

Executive Policy
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Must Approve Plan
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DIAGRAM 7.1 COMPARISON OF
DOWNTOIN DESIGN PRACTICES OF
URNCOUVER, CALGARY, REGINR,
MINNEAPOLIS AND WINNIPEG.

Iin-House

informal
Design
Review

Amount of Councll
fnvolvement In
Design Decisions

0f Downtown

l(gpe end Strength
Design Guldellnes

NO

Dery Little

fdvisory, but are
adhered to quite
strictiy when
approving DPR's

YES

Councll Intervenes
when major
rezoning Is taking
place

Guldelines exist
but are strictly
edvisory and
subject to
negotiation with
the developer

YES

[Council has power
of approval on all
projects and
design declsions

Guldelines are very
[informal and do not
" function In any
more than an
advisory capacity

YES

Some Intervention,

Ibut Councli Is more

Involved in larger
developments

Part of the Metro
2000 Plan, they are
advisory, but they
do hoid some
authority In regard
to design decisions

City formal
Design
|Review and
PQL
Vancouver YES
Calgary NO
Regina NO
Minneapolis NO
Winnlpeg NO

YES

Councliors are
involved In all
stages of design
spproval slong
with EPC and City

Harge projects and
major rezoning

Part of the new
Downtown Zoning
By-Law 4800/88
there are both
advisory and

Councll In cases ofbinding guldelines,

advisory are
negotiable with
the developer
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