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Abstract

This practicum is a comparative assessment of the urban design

policies and practices of Vancouver, Calgary, Regina, Minneapoiis, and

Winnipeg. The experiences of each city have been examined on the basis of

policies, guidelines, plans and implementarion 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.

Vancouve¡ is the best example studied. They have a balance between

planning principles, implementation rechniques, 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 thei¡

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 hæ been

updated to keep pace with changing needs of the city. Minneapolis does nor

use design review because they feel it would create a Downtown that is too

rigidly designed.
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GLOSSARY

Di¡ect Control (D.C.l : Used in Calgary it is a urban design technique where a

developer agrees to a contract with the ciry to develop a site of certain height,

size, shape, materials, etc. A D.C. agteement 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 Disrict of Vancouver, British

Columbia.

DPA : Developmenr Permir Application.

D Tnne : 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 exreme outer

limits of the site) is divided by rhe area of the site.

Heritage Densitv Transfer : In Calgary, when a developer does presewation

work on an historic building he can eam bonus and transfe¡ floo¡ a¡ea to

anothe¡ 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 thç City of Winnipeg can, or cannot,

benefit f¡om the experiences of these cities. The urban design pracrices 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 shall 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 a¡e 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 lilinnipeg, with the exception of Regina,

Saskatchewan which is smaller.

Regina has a close p¡oximity 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, Albena was chosen. primarily because it has a

population that is quite simila¡ 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 a¡eas, also has a population that is simila¡ to \ir'innipeg.

Vancouve¡ was chosen not only because of the simila¡ population size, but

because this city has set the standard in Canada, if not Nonh 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 \#innipeg 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 failu¡es 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 adminisrative f¡ameworks
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that are required to produce quality urban design.

Chapter two examines how the Ciry 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

be 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.

-3-



CHAPTER ONE

WHAT IS IIRBAN DF'SJGN? WIÌAT ARF JTS' PRODTICTS?

WHY DO WE NEED IT?

Urban design is "that branch of planning primarily concemed

with the functional and visual 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 indusry". I

The practice of urban design is based on the assumption thar the

"physical environment can be designed, and thar 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 unde¡stood to function

as "pan of the public sector, where i! 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 u¡ban design".4 An important step in the evolution of u¡ban design is the

"industrial revolution in Europe which essentially directed the attention of

design away from individual service to an autocratic ruler and towa¡ds a

pluralistic 'public' of clients".5 Urban design has been known by various

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

I International City Managemenr Association. The hactice Of l¡cal
Government Planning (Washington D.C. 1979) p.354.

2 iuia. p.3s+.
3 ibid. p.3s¿.
4 Shirvani, Hamid. The Urban Design Process. (New York, 1987) p.2.
5 ibid. p.3.
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later "city planhing" and "urban planning" in the United Srates. "The field has

also been shaped by major professional and theoretical trends such as, the city

beautiful and city functional era; systems analysis; smrcturalism; the semiotic

approaches of the 1960's; and mosr recenriy, 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 outgfowth of these programs. Urban design became important

because "the urban ¡enewal projects created many new opponunities for large

scale intervention in the city planning and building process. A negative side

effect is that, urban design's close associarion with u¡ban renewal programs

tainted and continues to confuse the thought of many about the methods and

potential of the field".7 A common enor is to view urban design as only

'large scale a¡chitecture'. Some large scale a¡chitecture may be referred to as

urban design, but large projects are cenainly not the only focus of u¡ban

design.

At the tum of the century there \pas a deñnite failure of city or

urban planning in many cities. By the 1960's and early 1970's, the

consequences of this failu¡e "redi¡ected planning practice and theory to the root

problems of public policy and political economy. The¡e 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".8

6 Shirvani, Hamid. The U¡ban Design hocess. (New York, 1987) p.i.
7 iuia. p.3.
8 iurd. p.l.
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Urban design contributes to the la¡ger field of planning by

providing tools to help create a balance between the pressures for new

development and the pressures for conservãtion. In order to achieve such a

balance, urban design activities a¡e divided into three general categories: "the

determination of what is to be protected, or conservation; the determination of

where and how development investments ¿ue to be located, or development

focus; and the determination of appropriate physical forms and types of use, or

development cha¡acter". 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 invesiments 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".lO This can be seen in

the 'similarity' in size of most Downtowns. Most cenral 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

suppon each other".l I

In areas experiencing development, there must be a consideration

of locations that are non disruptive to the present environment (views, historic

sites, etc.) and infrastn:cture. There is a conelation between development

focus and conservation, and care must be taken "to protect adjacent lands,

buildings and open space".12

9 International City Mgmt. Assoc.
(Washington D.C. 1979) p.355.

1o iui¿. p.355.
11 ibid. p.356.
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The conservation orientation focuses on environmental quality

and is at the othe¡ end of the spectrum, often at odds with the real estate

ma¡ket's attempts to cont¡ol it. "Conservation involves the use of

non¡enewable resources to achieve a workable, comfortable envi¡onment. 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".l3

With regard to preservation in urban design, it can be seen ¡hat it

is finally receiving the attention that it deserves. In the past, most planners

and designers have focused solely on making new crearions, 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".l4

There is good and bad preservation, and there are many visible examples of

this. Compromise is a poor substitute for a thoughtful preservation progtam.

Development character establishes the appropriate quality of

development with regard to "three dimensional physical form as well as to type

and location of uses".l5 Wherever possible, there should be a ¡eduction of

the disruptive impacts of new Suildings inappropriately related to their

sunoundings. "Compatibility means rhat there should be visual harmony

between existing and new development".l6 Hedman views this as designing

12 Inml. City Mgmt. Assoc. The Practice Of Local Govemment Planning.
(lvashington D.C. 1979) p.356.

l3 iui¿. p.35¿.
14 Hedman, Richard. Fundamentals Of Urban Desien. (Washington D.C. 1984)

p.8.
15 Intnl. City Mgmt. Assoc. The Practice Of Local Govemment Planning.

(Washington D.C. 1979) p.355.
16 iui¿. p. 35s.
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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".l7 The new building should enhance the character of

the setting, and try to maintain the key unifying patterns that make a

particul area unique. Visual linkages are not something only a professional

could understand, but a¡e simple basic features that most people can easily see

for themselves. "A building need not copy the exact cha¡acteristics of its

neighbors, but it must suppon and sha¡e the same fundamental cha¡acteristics

with them".l8 Areas that have a number of old buildings have a definite

sense of cohesiveness and they work together to create an ove¡all effect

'greater than the sum of the individual pans'. 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 red¡essed.

The character of the surrounding environment is not always

considered by designers and many new projects seldom sha¡e any of the

qualities of the established pattems 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 undersco¡e thei¡

imponance. 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".l9

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 iuia. p.9.
19 ibid. p.11.
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imponant design 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

conectly 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 are¿".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 thei¡ inhabitants".2l A ¡ealistic

approach to urban design must incorporate all three orientations, and urban

design should aim for balance among the th¡ee. "Urban design has to be aimed

to serve the entire public at large, not just a select few, because the key to a

successful urban design process is rhe p¡¡!üg".22

Urban design is more than a beautification process, but an

imponant function of planning thar deals with the physical quality of the

environment. There is more involved than the layout of buildings, the quality

of the envi¡onment and the effect on the people using the space must also be

considered. This is a ha¡d task to undertake, because designers cannot always

design every element and component of a particular site because in many æeas,

there is existing buildings that must be dealt with. The design must be made

to fit into the existing 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 thar 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".23 In other

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

21 Inml. City Mgmt. Assoc. The Practice Of l¡cal Govemment Planning.
(Washington D.C. 1979) p.355.

22 Shiwani, Hamid. The Urban Design Process. (New York, 1987) p.4.
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words the spaces between buildings are essentially the domain of urban design,

but the main question lies in how these spaces a¡e 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 a¡e more oriented toward the

form making area of u¡ban desig¡".24 However, "the environmental aspects

must be considered and such factors as wind, sun access, view, and natu¡al

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

design".25

There are many variations in analysís 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 o¡ all the

following elements:

1. Land Use
2. Building Form and Massing
3. Circulation and Parking
4. Open Space
5. Pedestrian Ways
6. Activity Support
7. Signage 8. Preservation" 26

Land use is one of the key elements of urban design because "it

determines the basic two dimensional plans on which three dimensional spaces

a¡e created and functions are performg6".27

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

determines the relationship between plan and policy and provides a basis fo¡

23 Shirvani, Hamid. The Urban Design Process.
24 iaid. p.l.

(New York, 1987) p.6.

25 lVhyte, Witliam. The Soci (\Vashington D.C.
1980) p.37.

26 Shirvani, Hamid. The Urban Design Process.
27 iuio. p.a.
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assigning appropriate functions to specific a¡eas. Two major problems

associated with land use policies have been: "(1) a lack of diversity of use in

ân a¡ea, and (2) a failure to consider envkonmental and natural physical

factors".2 8

In recent years, cities have become awa¡e of the fact that the plan

is not only the only product of design, and óther 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 cteate

a high quality sensory environment".2g

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 enti¡e city. A realistic

urban design process should include both types of products".30

One major problem associated with the raditional 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 fururistic

designs on paper. Shirvani likens this to designing a house or a building

without much consideration of the necessary factors. The formulation and

aniculation 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 rhat 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 Shi*ani, Hamid. The Urban Design hocess. (New York, 1987) p.B.
29 nid,. p.tal.
3o iuia. p.r+3.
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PulPose".3l

The products of urban design can be classified into four major

groups: policies, plans, guidelines, and piograms.

"Design policies are indirect design methods that include

regulatory means of implementation or investment programs and other means

of causing direct designs to be implemented".32 In other words they are

primarily a framewo¡k for the overall design process. Strategies can also be a

part of framework and they should identify and demonstrate all the advanøges

the urban design may bring to an a¡ea a¡d explain these advantages to the

public.

"Policies a¡e a f¡amework 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 u¡ban environment. Few cities have produced a realistic

set of urban design policies but many realize thei¡ value and are beginning to

stn¡cture planning process within which such policies can resulr.

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".3a This is a key issue because in the past

there has either been a pian 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 b€tween the plan and the institutional process through which

31 Lynch, Kevin. The Image Of The Cit:¡. (Cambridge, 1986) p.47.
32 Shirvani, Hamid. The Urban Design Process. (New York, 1987) pJ4a.
33 iuia. p.t++.
34 ruid. p.r+s.
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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 Íue many environmental

consnaints 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". 35

Developing urban design guidèlines 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 piaza, and they are intended to ensure built form quality.

A city is pieced together from many pans at different times,

with each part having a different physical character and function. An urban

design plan can deal wìth 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 r¡/ill accomplish the

design goals of that city.

Guidelines a¡e either prescriptive or performance oriented.

Prescriptive guidelines attempt to establish a framework within which

individual designers must wo¡k, as in floor a¡ea ¡atio requirements (FAR). For

example a FAR in the do\pntown of 12 means that the floor a¡ea of a proposed

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

35 Shi¡vani,Hamid. IEUrþe!--De$C!-P¡ecesÅ (New York, 1987) p.146.
36 iui¿. p.t¿2.
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"Performance 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 surrounding 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". 3 8

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 a¡e loaded with good intentions. "In design, words can

be quite slick and a verbally skilled person can be quite evasive, especially

befo¡e 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 Shir"ani, Hamid. The Urban Design Process. (New York, 1987) p.150.
38 iuia. p.tsr.
39 iurd. p.tsz.
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solution would be an elective context of composed drawings and or photos of
different buildings to sewe 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 ovetall process. Contrary to the belief of many planners

and designers, planning and design do not end when constn¡ction 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 thei¡ administration of

urban design according to the following orientations: city hall; third sector;

and a combination of the two. All th¡ee types must wo¡k cooperatively with

the private sector to ensure success.4l

There a¡e three types of city hall oriented models: ',1) ad hoc, 2)

dispersed, and 3) cenralized. The ad hoc model is problem focused and

temporary, and it may be a design committee or outside group, that hetps the

city for a certain period of time on a specifìc projecr,'.42 Within this process

a team of professionals come to an atea, study it, and make design

¡ecommendations. Public officials, and citizens are usually involved. Small

communities that cant afford a peÍnanent 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 departrnent, and

40 H.d*-, Richa¡d. Fundamentals of Urban Design. (Chicago 1984) p.21.
41 Shirvani, Hamid. The Urban Design process. (New york l9g7) p.15g.
42 iuia. p.rs9.
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transportation departrnent, may all handle urban design matters, and each

agency deals with the pa¡ticul design issues rhar may fall within its general

responsibilities. "An overall policy and commirment to design may be

missing, and this may result in an unevenness in achieving urban design

goals.. Some examples of cities that use this 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 supewision of a single offìce. This can be seen in: San

Francisco, Minneapolis, and Milwaukee".44

Regardless of which model a city chooses to administe¡ urban

design, cooperation with the private sector is always critical to the success of

urban design effons. "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 shoner time".45 All in all, the

most efficient urban design model is a highly cennalized 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" '4 
6

43 Shi¡vani, Hamid. The Urban Design Process. (New York 1987) p.161.
44 iuid. p.r6z.
45 iuid. p.r6z.
46 ;aid. p.t6z.
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CHAPTER 2
THE DOWNTOWN URBAN DESIGN PRACTICES

OF VANCOTIVER. BRITISH COLUMBIA

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, thç 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 roo rigid to allo\¡r 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 a¡e contained in two volumes titled

LAND USE AND DEVELOPMENT POLICIES. The city was divided into various

districts, with each district having irs own set of design guidelines which a¡e

accompanied by illustrations and descriptions how the developer could achieve

maximum benefits from the zoning by-laws. "The LAND USE AND

DEVELOPMENT POLICIES a¡e revised and updated occasionally, but not as

often as they should be".47 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 seve¡al areas,

a .75 FAR can almost be doubled ro a 1.5 FAR if rhe 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

47 Spu*rn*, 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".48 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".49 From an urban design point of

view Vancouver relies on the a¡chitect 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 iUi¿. November 18, 1988.
49 Spaxman, Ray. Director of Planning, City of Vancouver. Interview ,

November 18, 1988.
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The Downtown District (DD) is the regional centre of comme¡cial

development, and it contains the greatest concenration of the working and

shopping population within the region. "The well being of this concentration

of people requires more than the customa¡y regulatory mechanisms in order thar

the buildings, rhe open spaces, the streets, the t¡ansportation systems and

other components of the urban scene can be ananged appropriately for the

benefìt of the general public."50

"The main intent of the Official Development Plan and the

accompanying guidelines, is as follows:

, (1) to improve rhe general environment of the
Downtown District as an atFactive place in which to
live, work, shop and visit;

(2) to ensure thar 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 flexibiliry 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 pans of Greater
Vancouver by discouraging office developments
considered inappropriate in the DD".5l

This Offìcial Development Plan By-law provides the general

5o city of Vancouver.
51 ibio. 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, well designed residential uses will be

both permitted and encouraged thoughout 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;
(c) other commercial;
(d) residential;
(e) hotels;
(f) light industrial;
(g) public and institutional;
(h) social, recreational and cultural;
(i) parks and open space;

() parking area and parking garage".52

Section 2 of the Downtown Development Plan refers to "retail

use condnuity" 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 a¡ea

within the City and within the Greater Vancouver Region. "This will be based

on the following objectives:

(a) pa¡icipation with and encouragement of the
Greater Vancouver Regionál District's policies for
Regional Town CenÍes;

52 Ciry 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 standa¡ds 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, (Development permir Applications),

design guidelines have been established by council. The guidelines vary from

a¡ea 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 approvai of development proposals. The design guidélines a¡e also

intended to encourage increased awareness of the immediate and overa

environment. It is imponant to note that the densities listed in the official
Development Plan are maximums and not arways necessar y attainable. "In
order to achieve the optimum density for any panicular development, these

guidelines will require close scrutiny and analysis by the architect and

develoPer. " 54

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 a¡e intended as a

quality conrol basis upon which to base design decisions and judgements,'.55

The design guidelines do not require riteral 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 l9g5) p.g.
54 ibid. p.t.
5s iuio. p.8.
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Board may, in its disc¡etion, "refuse or require modification to a DpA proposal,

for failure to meet the standards of these guidelines in whole or in par1,,.56

The actual design guidelines for the Downtown Disrict @D) are

divided into five sections. Section I 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 ar or near G¡ade
(Q Semi-Public Open Spaces Below Grade
(D) Semi-Public Open Spaces Above G¡ade and on Low

Roof Levels
(E) Open Space Linft5"57

Social and Cultural Amenities a¡e 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, thek presence

should be maintained and reinforced. These communities a¡e sometimes non-

residential such as the financial community in the a¡ea of Hastings and Howe,

or the shopping retail cornmunities which derive their cha¡acter 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 Vancouve¡. Downtown Design Guidelines. (Vancouver l9g5) p.l.
57 ibia. p.a.
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during the full 24 hour day and to attract a wide range of visitors and users

th¡oughout. "The guidelines for Social and Cultural Amenities cove¡ the

following areas:

(a) Social and Cultu¡al Amenities
(b) Presewation 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 f¡om 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
waterf¡ont.

(b) Views of landmark buildings, art works, and
special landscape featu¡es of Downtown.'

(c) Views and vantage points for viewing major
pedestrian activity, and views of the most imponant
activities of the City, such as the Po¡t.59

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
(Q Wind a¡d Calm
@) Noise Conditions
@) Introduction of Nature".6l

58 City of Vancouver. Downtown Design Guidelines. (Vancouver 1985) p.9
59 iuid p.9.
60 iuid. p.rr.
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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 obsewe 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 toul heights, new developments should create a pedestrian

development along their major sidewalks which is attractive to, and in scale

with the pedesrian".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 Centra-l Area Pedestrian Vy'eather Protection.

The Planning Depanment 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

abo'¡t 407o of the days of the year. Weather protection is therefore an

imponant factor affecting pedestrian movement and public amenity within the

central area of the City".64

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

the Development Permit Boa¡d, the Urban Design Panel, and others involved in

6l Ciry of Vancouver. Downtown Design Guidelines. (Vancouver 1985) p.14.
62 iuid. p.ta.
63 iuia. p.to.
64 Ci¡y of Vancouver. Central A¡ea Pedestrian Weather Protection. (Vancouver

1986) p.l.
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the DPA approval process, regarding the need for a clea¡ understandable policy

towards the encouragement of pedestrian weather protection as pan 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".65 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

mo¡e detailed set of guidelines, that are the City's attempt at making pedestrian

weather protection a pa¡t 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 a¡cades,
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

st¡eets and the provision of a supponive environment
for such activities as window shopping, and othe¡
active pedestrian street uses.

(C) Shopping Area Improvement:
(i) The further enhancement of the appearance of

special pedestrian oriented shopping disricts which
already have an established character due to the
presence of small scale awnings and canopies.

65 Spu*tn*, Ray. Director of Planning, City of Vancouver, Intewiew, Nove¡ilber

18. 1988.
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(ii) The improvement of the economic viability and
advantages of established shopping areas, by
creating a¡eas which a¡e Useable in all weathe¡
without having to go underground".6ó

The Central Area Pedestrian Weather P¡otection 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.

-¿o-



Technioues Of Urban Design In Vancouver

In Vancouver, zoning regulates the development of propeny in

the city by encouraging comparible land uses and buildings. "Zoning reflects

Council policy based on communiry goals for the future of the city and its

neighbourhoods".67 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 tist 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 conrol 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

sPacss " ' 
ó8

In each district, many uses are permitted outight, bu¡ in some

cases, many uses are conditional and therefore subject to cenain conditions.

Some regulations may be varied or relaxed, usually within certain limits.

"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 Di¡ector of planning or

the Development Permit Boa¡d".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 iuid. p.t.
69 iuid. p.t.
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(Dn)".10 (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, a¡e:

(a) commercial uses;
(b) residential uses;
(c) institutional uses;
(d) industrial uses (light);
(e) pa¡ks and open spaces;
(Ð public uses and facilities;
(g) other ancillary permitted uses".7l

"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".T2 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 shali

be encouraged on the other street frontages so identified".T3

In order to increase the residential population, and stimulate

mixed use within the DD, Vancouver has a bonusing system that p¡omotes the

substitution of residential floor area fo¡ 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 a¡ea 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 a¡e bonuses for a provision of social and rec¡eational

facilities where such a need has been demonstrated to the satisfaction of the

Development Permit Boa¡d. In such an instance, the Boa¡d may authorize, for

70 City of Vancouver. Zoning and Develooment B],-law. (Vancouver 1983) p.1.
71 iuia. p.z.
72 lt,ia. p.l .

73 iuia. p.z.
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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".?4 The types of uses that a¡e inbluded here a¡e to provide the DD

with social and recreational amenities "primarily for the enjoyment of

downtown residents and employees. These include:

(l) facilities which provide opportunities for physical fitness;
(2) facilities for general recreation;
(3) facilities which provide a service to the public".75

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 measu¡ement, "provided

that the a¡ea of such excluded facilities does not exceed 20 percent of allowable

floor space ratio or 10,000 square feet, whichever is the lesser".76

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 mainrenance required for

the facility;
(c) the rental value of the increased floor area;
(d) the value of any authorized relaxation of other
restrictions". ? 7

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 delegates".78

74 City of Vancouver. Zoning and Development B:¡-law. (Vancouver 1983) p.15.
75 iuid. p.t5.
7ó iuid. p.rs.
77 iuia. p.re
78 ibio. p.to.
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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 thât the Ciry

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 thè DD does not permit the City to

bonus for these types of spaces. Bonusing is only provided for specified uses

that the¡e are a specific need for, such as day ca¡e centres etc. "There is no

bonusing for greenspaces, because in most cases, developers will provide these

types of amenities on their own inegardless of the bonus situation".79 Many

cities give bonuses for private open spâce, but this is not so in Vancouve¡.

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 panicul project because the city is seen as ',an

experience of contrasting elements, where you go through a fo¡est and then

appear into an urban space bathed in sunshine with no trees".8l

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 rhe buildings".82 If a developer does not

79 Sp.*rnun, Ray. Director of Planning, City of Vancouver, Interview, November
18, 1988.

80 ibi¿. November 18, 1988.
81 ibi¿. November 18, 1988.
82 City of Vancouver. Zoning and Development Bv-law. (Vancouver 1983) p.15.
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confonn to the ag¡eed design, and does not provide public amenities as they

are needed, the City may choose to stop the proposed development until an

agteement 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 disc¡etion,

permit buildings which exceed the prescribed height limits, after taking

particul account of the overshadowing, view obstn¡ction, 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.
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Political Climafe With Regard To Urban Desipn In Vancouver

In Vancouver, the City Council is not normally involved in the

development permit process. However, Council Comminees are periodically

called upon to assess major DPA's and advise Council and the Boa¡d or the

Director of Planning in some cases. "The Director of Planning or the

Development Permit Boa¡d will occasionally refer an application directly to

Council for advice before making a decision where a policy matter is involved

o¡ whe¡e a development proposal is very contentious".S4 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-l¿1y".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 f¡om the Planning Department

with a minimum amount of intervention from politicians. The system is

working and the¡e 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 Sp.**.n, Ray. Director of Planning, City of Vanvouver, Interview,

November 18, 1988.
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Administrative Process For Imnlementation

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 for visitors, workers and

residents".86 Vancouver is able to regulate urban design under the Provincial

Municipal Act through a System of Development Permirs. 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 irs

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 ihe public and invite

public panicipation in the review process. Other DPA's are reviewed by the

Director of Planning".87

This Development Permit Process has several imponant 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 Depanments 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 clea¡ 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 depanments

86 Sp.***, Ray. Director of Planning, City of Vancouver, Interview, Novembe¡
18, 1988.

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

88 iuu. p.t.
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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 a¡e advised to familia¡ize themselves with

¡elevant by-laws, plans, policies and guidelines prior to the conference. This

will ensu¡e that the discussion with staff at the pre-design conference will be

both meaningful and beneficial".89 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 Permir Applications (DPA'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 ro rhe basic concepts of

a proposal. It is then followed by a complete DPA. The preliminary DPA

determines the appropriateness of the proposed use, density, 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 thè 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 lowe¡ than that of a

complete DPA".9 I

89 City of Vancouve¡. Develonment Permits for Major Developments.
(Vancouver 1987) p.3.

90 iuid. p.+.
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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 extemal design of a

project subsequent to the issuance of a development permit usually requires

approval of an amendment to the development 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. Fhst 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 a¡e contacted and involved as required.

Next, the DPA is flrled 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 depanments. "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 propeny owners and neighbours are notified by letter from the

City, advising of the application, giving a brief description, and indicating

where furthe¡ information can be obtained.

The Urban Design Panel reviews all major and many other

91 city of Vancouver.
(Vancouver 1987) p.a.

92 ibid. p.s.
93 iuia. p.+.
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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 A¡chitectu¡al Institute of B.C.; one

member of the Association of Professional Engineers of B.C.; a landscape

a¡chitect; and the Chairman of the Vancouver City Planning Commission or

his alternate".94 In Vancouver, the Urban Design Panel was created by by-

law, and the recommendations made by this Panel to the Development Permit

Board a¡e purely advisory. However, they are conside¡ed quite heavily, and in

fact, are used as conditions to be satisfied for permit approval.

The design review process in Vancouve¡ is a formal one, but the

Planning Depanment and the City Council is quite proud of the fact that there

is great enthusiasm in the architectural profession in B.C. The professional

a¡chitects that are appointed to the Urban Design Panel a¡e 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''.95

The duties and guidelines for the Panel are specified in the Urban

Design Panel By-law No. 4772, Schedule 4. (see appendix)

The U¡ban 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 thei¡ areas while

94 City of Vancouve¡. The Development Permit Process. (Vancouver 1987) p.6.
95 Spa"*rn, Ray. Director of Planning, City of Vancouver. lnterview,

November 18, 1988.
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thei¡ programs are underway and occasionally for some time after the programs

a¡e concluded. These ¡ecommendations 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 there are peÍnanent Citizens' Planning

Committees. Several examples of these are: Chinatown Historic Planning

Committee; Gastown Historic Area Planning Committee; and the Fi¡st

, Shaughnessy Advisory Design Panel. "These committees also review DPA's in

thei¡ areas and make their recommendations to the Director of Planning or the

Development Permit Boa¡d (through the Development Permit Staff

Committee¡".97 (se€ Diagâm 2 l appendix)

Where heritage issues are involved, the Heritage Advisory

Committee provides design advice to the Director of Planning , the

Development Permit Boa¡d 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 Comminees, the Heritage

Advisory Committee forwards its recômmendations to the Development Permit

Board (through the Development Permit Staff Comminee). These meetings a¡e

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 ¡eviews a detailed

96 Ci,y of Vancouver. Development Permits for Major Developments.
(Vancouver 1987) p.6.

97 ibid. p.6.
98 tia. p.o.
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draft repon on the application which has been prepared by the Development

Planner and the Plan Checker in conjunction with other City staff'.99

A typical repon includes: a project description and statistical

analysis; a full-scale design review by the Development planner, with

recommendation; comments and recommendations from Eng neering, Social

Planning, Permits and Licenses, Health, Firè and other City depanments, Urban

Design Panel and Citizens' Planning Committee reviews and recommendations;

a summary of public notification responses; the Committee,s review; and an

overall summa¡y of the major issues for consideration, togethet with a repon

suÍìmary. The report is concluded with a recommendation from the Committee

to the Boa¡d. Appended to each repon 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 repon is amended

and becomes a report to the Committee. The Committee's repon is then

finalized, signed by the Commi¡tee Chairman, and transmitted to the Clerk of

the Board. The Clerk prepares the agenda for the next Board meeting and

forwa¡ds all reports on DPA's to the Development Permit Boa¡d and Advisory

Panel members and all applicants".100

When a DPA gets this fa¡ 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 a¡e given advice in all

deliberations by an Advisory Panel consisring 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 thei¡ opinions but cannot uo¡r".101

99 Ciry of Vancouver. Development Permits for Major Developments.
(Vancouver 1987) p.7 .

loo ibia. p.z.
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All of the Development Permit Boa¡d meetings that deal with

DPA's a¡e open.to the public. Applicants a¡e p¡esent 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 f¡om the applicant and all interested members of the public. A

discussion then takes place among members of the Boa¡d and Advisory Panel.

Throughout the discussion, questions of all panicipants a¡e dealt with through

the Chairman. The Chairman then summarizes the debate and polls the

Advisory Panel members for thei¡ advice. The three Board members then

conclude the debate and a motion is made a¡d voted on and the decision of the

Board is announced. Decisions usually involve an approval subject to

conditions, or a refusal. "The Boa¡d may, however, defer an application to

allow an applicant the oppofunity to produce funher supporting documentation

o¡ 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 a¡e fulhlled, a development permit is issued by the

Di¡ector of Planning". 102 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, rhe Urban Design

Panel, the Development Permit Staff Committee and the Development Permir

Board. These reviews, including a usually mandatory notification of

neighbouring propeny owners, require a¡ average of:

- 8 weeks for a preliminary DPA;

101 ç¡y of Vancouver. Develooment Permits for Major Develooments.
(Vancouver 1987) p.7.

lo2 iuia. p.a.
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- l0 weeks for a complete DPA without prior approval
of a preliminary DPA;

- 8 weeks for a complete DPA preceded by a
preliminary DPA.

"Complete DPA's with preliminary approval a¡e often referred to

the Director of Planning for approval when applications a¡e st¡aightforward,

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 ro

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 developmeni are then resolved at

the complete stage. "Since the cost of preparing detailed complete drawings

and a¡chitectural 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 effon on a complete proposal which may be

refused on some basic irrra".l04

The zoning district schedules and official and a¡ea 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 fo¡ relaxations

and incentives that permit developments to be planned and designed to be more

compatible with existing developments in the neighbourhood and ro encourage

developers to include amenities that benefit the community".105

Development permit applications will be made in accordance with

103 ç¡¡y of Vancouver. Development Permits for Maior Developmenrs.
(Vancouver 1987) p.16.

104 iuid. p.t6.
105 6¡t of Vancouver. The Development Permit Process. (Vancouver l98Z) 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 signifìcant degree of flexibility is given to a¡chitects 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 pa¡t 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". 10ó

With regard to interpretation, a distinction is d¡awn 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 a¡e set out with
respect ro the permitted height of buildings,
social and ¡ecreational amenities .n¿ ¡..¡¡¡¡¡rr".107

The Development Permit Board may ¡elax 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 6¡y of Vancouver.
107 i¡i¿. p.s.
lo8 i¡i¿. p.5.
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The Di¡ector of Planning or the Development Permit Board, may

relax any of the provisions of this plan where literal enfo¡cement would result

in unnecessary hardship in carrying out aly ¡estoration or ¡enovation of

buildings or sites on the Vancouve¡ Heritage Inventory. Any development

permit issued shall specify the heritage aspects of the building or site that

merit the ¡elaxation 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

inc¡ease in the permitted floor space ratio or density of the site, subject to

prior approval by City Council.

"In determining the increase in floor a¡ea 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 a¡ea; 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 thei¡ 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 wonh developing".ll0 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 ç¡¡y of Vancouver. Zonin g and Development By-law. (Vancouver 1983) p.5.
110 Sp.**.n, Ray. Director of Planning, City of Vancouver, Interview, November

18, 1988.
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confoÍn 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 Di¡ector of Planning still ieels: "that they could do better in

¡¡. pp".lll

The main concern is the first several stories above ground level.

This is the area around the sidewalks where the Planning Department wants a

lively, active, pleasant environment protected f¡om 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 effon in Vancouver, and if the

architects and planners are not up to the challenge, the development will not

be very good, and the struggle will continue".ll2

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 regæd 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 u¡ban design process.

Another problem that can be associated with the development

permit process in Vancouver is the fact that it does take a considerable amount

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 omitred 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 Disrict.

Vancouve¡ is a City that provides many examples of good

111 Sp.*rn.n, Ray. Director of Planning, City of Vancouver, Interview,
November 18,1988.

l12 ¡66. November 18, 1988.
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downtown design. Their system works well fo¡ them, and the srengths 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 interfe¡ence 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, Albena.



CHAPTER 3
THE DOWNTOWN URBAN DESIGN PRACTICES OT'

CALGARY. ALBERTA

This chapter will examine how the City of Calgary deats with

urban design in its downtown area. It will focus on the urban design

objectives and principles, the techniques of u¡ban 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

f¡om residential to commercial so the city could generate more income from the

higher taxes on commercial propenyr 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 the¡e 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

-45-



most general ievel of objeffives 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 systems".ll3

Council also di¡ected the Planning Department to prepare mo¡e detailed Area

Development Plans for the six sub areas recognized as part of Downtown.

(Commercial Core Z,one 1, Commercial Core Znne 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 A¡ea Policy Brief".l 14 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 Boa¡d 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 A¡ea Policy Brief based on the Planning Commission's

recommendations. "This was approved, and amended to make up an imponant

part of the Downtown design policy for Calgary".1l5 The Core Area Policy

Brief represents a detailed policy framework to guide the futu¡e development of

Downtown. "However, more specific action is required to implement its

contents, including:

(1) The improvement and consrant updating of the sututory
plan based on selected components of the Policy Brief,
including Objectives, Public Improvements and Special

113 6i¡t of Calgary. Core Area Policy Brief. (Calgary 1982) p.3.
114 iuia. p.3.
115 i¡i¿. p.3.
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Development Guidelines (not included in the tæsL
Use By-law 2P80), giving special attention to the need for
flexibility and discretion on the part of the Approving Authority.
The Administration will repon 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 Bl¿-law 2P80 or the creation of appropriate new
districts tailored to meet the Briefs 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

Btla*-2BEo..116

As indicated by the steps outlined above and the accompanying

diagram (diagram 3.1 appendix), the Core Area Policy Brief is the frst 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 participating". I l7

Calgary's Downtown extends generally be tween the Bow River

and 12th Avenue S. from 14th Street W. to the Elbow River with an extension

into Victoria Pa¡k East between l2th Avenue S. and the Elbow River. (see map

3.1 appendix)

116 6¡y of Calgary. Core Area Polic], Brief. (Calga¡y 1982) p.8.
117 iutd. p.z.
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Urban Design Objectives And Principles

The main goal for the Downtown is a general one in that they

\rant to improve the whole area, and make it a better place for the people that

work and spend time in the area. "Downtown Calgary has a very sEong core,

and 28Vo of the City's employment is found here. This is a very concenrrated

working population, and it is the highest percentage in North ¡-r¡r"".118
"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".u9

Another goal in Calgary, like many orher 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".12o

Calgary is shon in many amenities that are needed to improve

the Downtown, such as parks, and other public plazas. This is due to the facr

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 undenake 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 Coch.ane, Paul. Planner, Downtown Policy & Development, Calgary.
Interview, November 17, 1988.

119 City of Calgary. Core Area Polic:¿ Brief. (Calgary 1982) p.iii.
120 Cockane, Paul. Planner, Downrown Policy & Development, Calgary.

Intewiew, 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

f¡om 6 million square feet to 26 million square 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 7on" y.121

As mentioned the Downtown is divided into six diffe¡ent 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 nansfer
for heritage preservation are available;

(c) beyond a certain high density level, a project
would be subject to a specialized Design Connol
application and decision by City Council, with respect

to the additional on and off site amenities".l22

121 City of Calgary. Downtown Handbook Of Public Improvements. (Calgary,

1983) p.9s.
122 Ciry of Calgary. Core Area Policy Brief. (Calgary, 1982) p.l 1.
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The mandatory requirements are fundamental to these three

approaches, and they include features such.as: at gtade 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

Znne 2. (see map 3.3 appendix) This Zone, like Co¡e Znne I, 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

commerciaVresidential 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 Co¡e Znne 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 with 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 affo¡d 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 ensue

there is "flexibility in design to allow for protection of the envi¡onmental

123 ¿i¡, of Calgary. Core A¡ea Policy Brief. (Calgary, 1982) p.17.
124 i¡r¿. p.t¡.
125 i¡i¿. p.g.
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quality of the Riverbank as well as fostering sunlight penetration to the

neighbouring st¡eets and providing useful consolidated open space through

sensitive site treatings in terms of landscaping, building heights, building

placements and yards. The¡e should be a dominance of residential use but there

must be opportunity provided for a larger component of retail and commercial

uses than the present zoning allows. The built form of the ¡esidential projects

should exhibit flexibility in terms of height and lower parking requirements

within this designatie¡". 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 f¡om

the Commercial Core. The objective for Chinatown is to.protect the cultural

and a¡chitectural heritage of the a¡ea. Studies have been undenaken, 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 a¡e two main objectives for the Riverbank. "The first

is to create a continuous, att¡active setting in the Downtown for dive¡se

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 po*n¡o*n".127

The only ¡eal environmental issue that has come to the forefront

has been sunlight access. There are standards for sunlight access in most a¡eas

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 Cily of Ca.lgary. Core Area Policy Brief. (Calgary, 1982) p.18.
r27 fti¿. p,zq.
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of the buildings in the Downtown are so large that even a fairly large building

near the rive¡ 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 50Vo 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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Technioues Of Urban Desipn In Calgarv

There a¡e several options that a developer can tum to in the

Comme¡cial Core Zone 1 for the determination of density. Fi¡st of all, the

developer of a site in this Zone has the option 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 ea¡ned by a project which has

secured development rights from a Downtown heritage building to the

satisfaction of the Approving Authorities".l29 (see diagram 3.2 appendix)

A second option is to go to the bonusing system. The developer

of a site in Commercial Core Zone i 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 density has been appìied 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".l30

"The framework for the bonusing system ensures satisfactory

provision of the basic mandatory features supplemented by the provision of

desi¡able on site amenities, which in combination could earn up to 15 FAR

f¡om the 
"rto 

6urr".l3l

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 çi¡y of Calgary. Core A¡ea Polic:¿ Brief. (Calgary, 1982) p.9.
130 igl¿. n.19.
131 ibi¿. p.rr.
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from Downtown heritage buildings. To achieve densities between l5 and 20

FAR, "additional bonus density can be accrued exclusively from off site

improvements and density transfers for hehtage preservation purposes.

Wherever a density of over 20 FAR is requested, a specialized Direct Conuol

application is necessary for Council's consideration to determine the

appropriate additional amenities, both on un¿ o¡¡ ,¡¡r".132

Density transfer is conside¡ed 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 Znne l. "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 height5". 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 rhat rhe City feels

is a necessary element, and a bonus of increased density can be awa¡ded.

However, if a developer does not want to build something that would inc¡ease

his density through bonusing, he can increase density by giving the City

money to build something that they feel would improve the Downrown. "The

amount of bonus is based on the amount of money that the developer gives to

the City".13a These off site improvements compensare 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 pa¡k, etc.

There is a bonus system available in Commercial Corc Tnne 2,

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

133 g¡t of Calgary. Core Area Policy Brief. (Calgary 1982) p.11.
134 Coch¡ane, Paul. Planner, Downtown Policy & Development. Calgary.

Interview, November 17, 198 8
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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 ar the +15 level,
(b) Indoor public spaces,

(c) +15 bridges over public rights of way,
(d) Contributions to off site public improvemenrs,
(e) Heritage improvements through density transfer,

(Ð setback, uses at grade, benches, landscaping,

arcades and ¿r1*ot¡".135 (see diagram 3.4 append.ix)

The bonus system for the Comme¡cial 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 I, 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 Eâst End and Eau Clai¡e districts a¡e 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".l36

Council has changed the zoning in these districts to provide for

135 gily of Calgary.Core Area Policy Brief. (Calgary, 1982) p.t1,.
136 gilt of Calgary. Calgary Planning Commission Repon. (Calgary, 1983)

p.19.
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"greater flexibílity in built form, reduce parking requirements and increase the

component of retail and commercial use within the projects".l37

In order to enhance and protect development in Chinatown,

Council is presently preparing a Redevelopment Plan that will provide policy

direction for the area. "The new Plan shall add¡ess the ability to provide for

retail, ¡esidential and commercial in a manner that reinforces a sense of vibrant

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

strong cornmer"¡*¡ 6.t"". 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".l39

During the boom years in Calgary, the zoning rules in the major

commercial area (Comme¡cial 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

'rvere no acceptable plans to conespond 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 prefened 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 stan latge

137 çi1y of Catgary. Core Area Polic], Brief. (Calgary, 1982) p.19.
138 r¡i¿. p.zt.
139 Cochtane, Paul. Planner, Downtown Policy & Development. Calgary.

Interview, November 17, i988.
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p¡ojects, and sell them during construction to make huge profits because of the

inflated property values. Afte¡ the zoning was approved, some projects went

ahead with no intention of ever being conipleted, and were sold during

construction for a rather large profit. There a¡e seve¡al 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 dolla¡s and time for the

developer, but this is one of the problems associated with direct tonoo1".140

During the boom years Calgary also used spot zoning to cope

with the heavy development that was taking place. Spot Zoning occu¡s when a

City rezones specific sites in order to allow particula¡ developments to take

place, irregardless of the present zoning. This was seen to substantially reduce

the stability that the Zoning provides in regard to p¡openy 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

bener 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 ,"¡1¡ ¡".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 61ry of Calgary. Calgarv Planning Commission Repon. (Calgary 1983)

p.17.
141 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.

Interview, Novembe¡ 17, 1988.



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

intemal spaces. The result of this is an abundance of bulky buildings, that are

built right to property lines without a minimum of pedestrian movement.

"There a¡e many of internal spaces, at ground level, as well as at the +15 level,

but this type of development has had a negative 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 development".142

In Calgary, unde¡ 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 Albena, 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 confo¡m to the

guidelines, etc. it, most likely, will be ¡efused a development permit until

changes a¡e made, and an agreement can be ¡eached tkough negotiation.

The¡e 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 g¡eat deal of negotiation that takes place between the

142 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary,

Interview, November 17, 1988.
143 i6¡¿. 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

¡^rrout".l44

144 Cochrane, Paul. Planner, Downtown Policy & Development. Calgary.
Interview, November 17, 1988.
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Administrative Process For Implementation

With cenain exceptions, most new consmlction in Calgary

requires the property owner to apply for a development permit as well as a

building permit before any work can begin. "The development permit process

is intended to ensure not only that new development is architecturally

compa¡ible 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".l46

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 discretionary use application will be evaluated on its merits,

having regard to any approved community plars 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 ru1*".148

Calgary employs a planning system that allows for direct cont¡ol

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

146 ç¡t of Calgary. The Calgary Land Use By-law. An Overview. (Calgary 1982)
p.1.

147 ibi¿. p.r.
148 ibid. p.t
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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 particula¡

site".149 Nothing else can be constructed.a direct control zoning approval will

only allow that parricular building to be consm¡cted on a specific site. These

applications must go through the Planning Department, for negotiations, but

the Planning Department does not have the final say on such matters.

The Planning Department takes care of the negotiations, and

makes recommendations to the Planning Commission. "The Planning

Commission is basically a technical review body, and meetings a¡e closed door

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

information that has been given to them".l50

Along with the five Council members, therp are administrative

members who a¡e automatically on the Planning Commission as part of their

jobs. This is made up of the Director of Planning, Director of Engineering,

Di¡ector of Parks and Recreation, and the Director of Social Services and they

always have a seat on the Planning Commission. The four members of the

public either apply, or are nominated for these voluntary positions on the

Commission, which a¡e selected by Council. "These citizens have, in the past,

been developers, architects, lawyers, and other people who are members of the

development industry".l5t For any projects that memb€¡s have an inte¡est 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 Depanment takes care of the technical work, policy repons, and any

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

149 Cochtane, Paul. Planner, Downtown Policy & Development. Calgary.

Interview, Novembe¡ 17, 1988.
150 i6¡6. November 17, 1988.
151 i5i¿. November 17, 1988.
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approved by the Planning Commission. In essence, the Planning Commission

is also a review body for the Planning Department".l52

Once Council makes a decision on the zoning or a di¡ect control

district (DC) then they delegate authoriry to the Planning Department and the

Planning Commission to study and make the decisions about a specific projecr.

"Council can only make decisions on zoning and zoning rules, o¡ land use

designations. (see diagram 3.5 appendix) However, if a project we¡e a very

imponant one thât required rezoning, they would look at the project right from

the beginning, and do the negoriaring 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 ar rhe Planning

Commission level. This involvemenr is quite limited because, fo¡ the most

part, the public that is involved is usualty some part of the development

community ie. developers, architects, etc.

Calgary, Alberta is an example of a city that experienced huge

growth during the oil boom years of the early to mid 1970's, and then

experienced a geat decline in development when oil prices dropped. The City

was developing very quickly, and many Downtown areas were rezoned from

¡esidential to commercial so that the City could generate more revenue tbrough

taxes, etc.

2 Coch¡ane, Paul. Planner, Downrown Policy & Development. Calgary.
Interview, November 17, 1988.

3 ibid. November 12, 1988.
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CHAPTER 4
THE DOWNTOWN URBAN DESIGN PRACTICES OF'

REGINA. SASKATCHEWAN

The purpose of this chapter is to discuss the Downtown urban

design practices of Regina Saskatchewan. It 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

Depanment and having them examine the Downtown. The concern for u¡ban

design stemmed from this study because the Downtown had to be improved to

stimulate activity and rejuvenate interest in the area.
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The Planning Department has looked at the assets and liabilities

of the a¡ea, and discove¡ed 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 comfonable

Downtown environment for the people who wo¡k and shop in the a¡ea.

"The Downtown is a specific Zone under the Regina Zoning Bv-

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
preparation of development proposals".154

In the Downtown Znne (D Zone) there are five main zoning

schedules which apply:

(a) PUD - Planned Unit Development
(b) PS - Public Service
(c) DC I - 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 l0 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

i54 City of Regina. Regina Zoning Bv-law. (Regina, 1987) p.5-3.

-66-



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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Technioues Of Urban Desisn In Regina

Although the zones are deSigned to produce definite separations

in uses, heights, etc, it is barely noticeable when the three DC zones a¡e

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

unanswe¡ed questions that come out of a review of the permined and

discretionary uses in the th¡ee basic zoning schedulet".l55 11tt PUD zoning

schedule is even more difficult to understand, and the Zoning By-law section

4.1 1. 1 . for permitted uses states: The following are permitted uses in PUD

zones: "Planned Unit Development in accordance with the reguladons

controlling Planned Unit Development within the City of Regina; and Section

118 (2) of the Planning and Development Act".l5ó

This creates some confusion because there a¡e simply no

references, either in the kovincial 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 happene6".l57 Funhermore, " 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, Novembe¡ 15, 1988.
156 6i¡y of Regina.

Develooment in Downtown Regina. (Regina, 1982) p.13.
157 ibid. p.r3.
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the City of Regina must continue to review and amend the zoning cont¡ols for

the Downtown Area with a view to achieving a clarification of the intent and a

process that can incorporate qualitative objectivss".l58

A unique feature that is contained in the Regina Zoning By-law is

the fact that in the D Tnne 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 ro the design guidelines themselves, they appear in a

Downtown design guideline book and are repeated in the Regina Znning 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 hovincial Planning and

Development Act, there are many points of the guidelines that cannot b€

enforced, but they a¡e considered when making a decision on a discretiona¡y

ur"".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 ¡5¡¿. November 15, 1988.
160 ibi¿. Novembe¡ 15, 1988.
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Anothe¡ examþle 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 regulation. The design guidelines are only a qualitative

basis for interpretation ".l6l

In the D Zone, under the Regina Zoning By-law, there are both

permined and discretiona¡y 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 Depanment if the FAR is less than

2, and the height is less than 12 meters. Vy'he¡e an application for a

development permit is made fo¡ a permitted use, the Development Officer shall

issue a development permit "where the development is in conformity with the

Regina Zoning By-law, and the Planning Act of Saskatchewan".ló2

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 disc¡etion

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 concemed about building height because there is

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

1ó1 Braitman, Barry. Planner, City of Regina. Interview, November 15, 1988.
162 6¡¡t of Regina. Regina Zoning Bv-law. (Regina, 1987) p. 2-1.
163 16¡¿. p.5-4.

-70-



buildings. "However, 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 "(I{owever,

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 imponant pan 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-Do¡r orp¡-Plan- (Regina,

198a) p.7.
165 Brait.an, Barry. Planner, City of Regina. Interview, November 15, 1988.

-71-



Political Climate With Regard To Urban Desígn In Regine

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 constn¡ct a building that does not fit in, Planning has always

1or¡".166 lVith 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 regularions, Council would just

change the regulations to allow for the develop¡r.n¡".16?

Planning relies on an understanding with the a¡chitects and

developers in the development community, that the City wants to achieve a

bette¡ 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

Regin¿".168

A prime example of the problem of having no formal design

¡eview 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 unbea¡able.

The Planning Depanment 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 Braittnan, Barry. Planner, City of Regina. Interview, November 15, 19E8.

167 ¡6¡¿. November 15, 1988.
168 i6¡¿. 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 nor have allowed the development without

significant changes.
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Administrative Process F'or Imnlementation

Once the DPA has been filed the development office¡ shall review

the application, advenise the application in the Saturday newspaper, and post a

sign on the affected property. "The development officer then prepares a report

to the Regina Planning Commission, who review it and put forth

recommendations to Council for final ¿æir¡on".169 (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 Deparrment.. If the permit

for a discretionary use is still not approved, there can be no further application

to develop or rezone the same propeny to the same use for a year following

the date of Councit's denial". 170

The Regina Planning Commission is made up of several

Counciìors, the Director of Planning, and several architects that work fo¡ 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 .nything more than informal and advisory because of the Provincial

Planning Act which limits the City's power with regard to design isues".l7l
It is done purely in house by the Planning Depanment and the Planning

169 g¡t of Regina. Re&ina Zoning B:¿-law. (Regina, 1987) p.2-1.
170 ibid. p.z-s.
171 Brait.an, Barry. Planner, City of Regina. November 15, l98B.
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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 thei¡ advice.

"Therefore, a real commitment on the pan of the approving authority as

opposed to token recognition ¡r *r.n¡ir¡".1?2

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

could, 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 guidelinss". 173

Regina has improved its Downtown in the last several years, but,

for the most pan, 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 b€ 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 wo¡k

172 çi¡, of Regina. Urban Design Issues For Cônsideration. And Guidelines For
Develooment ln Downtown Regina. (Regina, 1982) p.75.

173 iuia. p.26.
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with the Planning Department to put the system in motion and synchronize all

of the parts. The principles are in place, but they a¡e 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 Depanment 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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CHAPTER 5

THE DOWNTOWN URBAN DESIGN PRACTICES
OF MINNEAPOLIS MINNESOTA

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".l74 1¡"ra has been

success through these types of joint efforts, and the Minrteapolis Downtown is

nationally renowned because of it.

This cooperative planning program began with a commitment in

1957 to work togethe¡ toward a strong downtowh, and drafting of the first

Downtown Plan in 1959. "The planning process, since then, has uniquely

combined the professional planning expertise of the City's Planning

Department with the special expenise 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 Meno 2000

Plan.

'lEach edition of the Plan, has helped to provide the ¡ationale to

create and guide a new wave of development".l ?6 Hot"euer, the plans alone do

not cause development. There must be "input and action from governmental,

l7 4 City of Minneapolis. Minneapolis Metro Center Metro 2000 Plan.
(Minneapolis, 1988) p.7.

175 ibid. p.7.
176 i61¿. o.g.
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business, and community leaders. Each is necessary; none is sufficienr

u1on"".177 In the last twenry years, the private public partnership has lead to

"a downtown properry ìncrease; 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 ç¡orr". 178

r77 ibia. p.t.
178 City of Minneapolis. Minneapolis Metro Center Metro 2000 plan.

(Minneapoiis, 1988) p.7.
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lTrban Design Objectives And Princioles

"The Metro 2000 Plan is based on rhe following criteria: (see

map 5.1 appendix)

(1) A compact rerail core extending from Fifrh to
Eleventh St¡eets on Nicollet Mall;

(2) A densely built horse shoe shaped a¡ea fo¡ tall office
buildings surrounding rhe rerail core, with a
concentration of financial inslitutions on Marquette
Avenue;

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

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

(5) Major ¡esidential neighborhoods on rhe periphery;

(6) A design rhat limirs vehicula¡ movemenr and
encourages pedestrian movement within the core;

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

(8) Firm borders in the freeway ring and the River ro ser
Downtown off as a special place".l79

Overall, Planning feels that the Downtown has developed well

because of the guidelines, and the Plan, but there are panicul 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 çi¡t of Minneapolis. Minneapolis Metro Center Metro 2000 plan.

(Minneapolis, 1988) p.5.
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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

aliowed to build where he wants to".l80

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 imponant aspect bcause "Downtown must

present a strong image of a central place for the Ciry, 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¡" l8t

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 a¡ea 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,

(c) arrival at a central place, a climax, the Nicollet
¡4u¡1,,.182

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

181 6i¡t of Minneapolis. MinneaBolis Metro Center Metro 2000 Plan.
(Minneapolis, 1988) p.41.

182 iuid. p.+t.
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"Downtown Minneapolis has a sense of unity and the qualiry of

a single place comprised of many complementary zones, knit together by its

visual ¡elationships and movement slstem5".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".l84

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".l85

A sense of encounter relates to the unique opponunities and

experiences that are prevalent Downtown, and a sense of theater helps to

emphasize "the Downtown's reputation for being different and fun".l8ó

These elements are an imponant part of the Metro 2000 Plan

because they cover all issues of urban design. They deal with the many sociai,

cultural, economic, and historical aspects that must be considered when trying

to produce positive design guidelines.

183 6¡y of Minneapolis. Minneapolis Metro Center Metro 2000 Plan.

(Minneapolis, 1988) p.42.
184 ¡6i¿. 0.42.
185 iui¿. p. ¿2.

18ó iui¿. p.¿2.
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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 Downrown Planning and Policy. Minneapolis.
Interview, April 10, 1989.



Techniques Of Urben Desipn In Minneaoolis

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-l¿y¿".188

"In the past, Minneapolis also tried spot zoning, but ¡ealized

that it was a mistake because it was too ha¡d 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 signâtures of 213 of the

property owners within 200 feet of the site in question, befo¡e 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. Di¡ector of Downtown Planning and Poticy, Minneapolis.
lnterview, April i0,1989.

189 ¡5¡6. April 10, 1989.
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that the zoning witl be the same today as well as tomorïow, and this creates a

sense of stability".190

Design guidelines were specifically developed for individual

projects in 1981. By 1986, this broadened, and general design guidelines for

the entire Downtown we¡e 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, a¡e not by-laws or ordinances. However, they become the

basis for ordinances, especially zoning ordinances. "These guidelines are the

general planning rhat underlies the system of zoning by-laws or ordinances.

The guidelines have been very effective in guiding development, and play a

very imponant role in the way the Downtown grows and develops,,. l9l

Any guidelines thar refer ro a particular project, do so, because

the City probably has something ro do with rhar project. In such a case rhe

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. "\Vhen this is the situation, the City and developer negotiate, agree

on tennsr and sign a contract, where the design guidelines become part of the

agreement. The terms of this conrract become absolute, and are legally

binding".l92 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 ea¡lier. When the developer approached the City about

developing the site, the City agreed. As pan of transferring that land to rhe

developer, the guidelines were included as part of rhe contract. The developer,

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

190 Cur-ingr, John. Director of Downtown planning and policy. Minneapolis.
Interview, April 10, 1989.

191 ibid. April 10, 1989.
192 ibid. 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 charges were a problem the City

was not ready fo¡". 193

The City was not prepared to handle changes rhat developers

have a tendency to make during construction. In the case of the City Center

Project, the developer made changes to the poinr 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 rhe

City had expected or had negotiated for. In this case, the Ciry lost out, a¡d

because of public ourcry on the development, the Ciry 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
Interview, April 10, 1989.

194 i5¡6. April 10, 1989.

Downtown Planning and Policy. Minneapolis.

-85-



Political Climate With Regard To Urban Design In Minneapolis

The political climate in Minneapolis is pro development, bur

Council only intervenes in the development of larger projects where the City

may become involved in financing and development. "In these situarions,

Council is often seen as being overly generous in granting the financing".l95

Because the mayor has the power to veto, many financing decisions a¡e often

vetoed by him. This usually goes back and fonh 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". l96

In the past, the City viewed any developmehr as good

development, because of the increased revenues, taxes, etc., but they have

learned from thei¡ mistakes and they are getting better in terms of their design

decisions. In one example, the Ciry had to take back a shopping cenrer rhat

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 cenrer. "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 b€en, 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) ro vore on a project. The situation is quite similar

today with regard to informing Council on the p¡os and cons of a project".l97

There is a good relationship between the politicians, planning

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

196 i6¡¿. April 10, 1989.
197 i6¡¿. Àpril 10, 1989.
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principles, and the imptementation techniques. There seems to be a balance

between them, and they are working together to produce quality urban design

though 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 Downlown. However, they have learned from thei¡

mistakes, and the political system provides a good support for the creation and

implementation of urban design principles.
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Administrative Process For Implementation

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 architectu¡al ideas and rhey 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 po*n1o*n".198 The City felt they made a

good decision, but like mosr other ciries, (even cities with formal design

review) they have examples of good and bad design, but rhey 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 requires no financial

assistance from the City, he can take out a building pemrit without any type of

intervention from the City or the Planning Depanment. 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 ¡efusal of a

building permit.

In a situation whe¡e the developer conforms to the rules, the

198 Cummings, John. Director of Downrown 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 èxceeds the zoning requirements , or

the developer needs help assembling land, etc. (see diagram 5.1 appendix)

Today, zoning in Minneapolis is guided under the Merro 2000

Plan, and the essentials of the Plan were first ser 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 ot the use a¡ound which

implementation techniques revolve. Downtown as a whole rep¡esents one very

large mixed use development. "As long as the primary objectives of

cenrality, completeness, and compactness are realized, Downtown should

develop with the freedom that leads to variety, spontaneity, and the excitement

of the unexpected". 199

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 archirectural 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, Howeve¡ 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 6i¡t of Minneapolis. Minneapolis Merro 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 realize it they are themselves promoting a

rigid type of design in the Downtown. Without design review, or a design

review panel, the¡e is no chance to review designs, 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
THE DOWNTOWN URBAN DESIGN PRACTTCES

OF WINNIPEG. 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 i986, the City of Winnipeg began to reconsider rhe

Downtown Zoning By-Law, and they ¡ealized that it did nor promote the type

of development the City wanted to achieve. On February 10, 19gg, the new

Downtown Winnipeg Zoning By-Law No. 4800/88 came into effect. By-Law

4800/88 is the implemenration of counc 's policies with regard to Downtown

development, and "it will provide the srructures necessary to accomplish

appropriate Downtown development through the cooperative efforts of the

public and private secto¡s".2oo

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 u¡ban area containing

not only the City's tallest buildings, but single storey shops and unde¡

developed sites devoted to parking. In addition the area represents the greatest

concentration of capital investment, both public and private, within the city
of \Vinnipeg. "And in terms of employrnent, the Downtown provides over

25Vo of all jobs within the City".20l

The area was predonrinately a manufacturing, warehousing,

wholesale and ¡etail district. Due to increased technologies and better, less

expensive transportation methods, most of these activities have shifted away

200 çi¡t of \Vinnipeg. A Backgrounder To The proposed Downtown Winnioeg
Zoning Bv-Law. (Winnipeg, 1986) p.1.

201' çi1t of Winnipeg. Plan Winnipeg Environmental planning Component.
(Winnipeg, i980) p.91.
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from the area. Today, Downtown is largely a retail center with specialization

in such things as service enrployrnent, govemment, financial institutions and

entertainment.
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llrhân fìesign Ohjectives Àn.l Princinles

It was the opinion of City Côuncil 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

cente¡ of high design quality. Downtown has shown some signs of this

through the Nonh Portage Development. "Some new businesses have been

att¡acted to the Downtown, (North of Ponage) and this has created new jobs

and additions to the Downtown's economy, and its tax 6ur"".202 However, it
is the intention that the new By-Law will further enhance a renewed inte¡est 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 a¡e returning to live in the area. This type of resident population is a

catâlyst 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".2o4 In order to

fully enjoy the special areas of the Downtown, walking is seen as the most

desirable way to get around. The pedestrian envi¡onment must be comfo¡table,

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 Ciry of Winnipeg. A Backgrounder To The Proposed Downtown Winnipeg
Zoning Bv-Law. (Winnipeg, 1986) p.2.

203 iaia. p.z.
204 ivia.p.z.
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"The new Downto\ryn 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;

(iü) character areas contribute to the uniqueness of
Do\ryntown 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 yea¡s ago, and are no longer adequate to promote this type

of development in Downrown Winnipeg. "Bylaw 4B0O/88 is a Zoning By_law

of the city of winnipeg regulating and restricting the use of land and location

of buildings and srructures in a portion of the City Cente-Fort Rouge

Community conmonly 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 Do\,vntown 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 61qr of Winnipeg. A Backgrounder To The proposed Downtown Winnipeg
Zoning B]¡-Law. (Winnipeg, 1986) p.2.

206 çi1t of Winnipeg. By-Law No. 4800/88 Downrown Winnipeg Zoning B]¡-
I¿u¿. (Winnipeg, 1988) p.12.

207 Fenton, Robert. Land Reclamation: A Strategy For Inner Citv Stabilization.
Institute Of U¡ban Studies, University Of Winnipeg. p.3.
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The projected levels of development for the foreseeable future a¡e

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".208

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 pioblems of vacancy and decay even mo¡e

widelY".209

Although some people are moving back into the a¡ea 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 natu¡e which functions on an incremental property by

property basis".2lo

2oS Fenton, Robert.

Institute Of Urban Studies, University Of Winnipeg. p.4.

209 ¡6i¿. p,4.
210 ¡6i¿. p.4.
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Technioues Of Urban Design In Winnipeg

The new Zoning ByJaw is generally aimed at downzoning,

establishing limits on the size of new bui.ldings, and encouraging a larger

number of moderate buildings throughout the Downtown. It is intended that

this will give more, land owners a ma¡ket 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 ar¡r'ay from existing Downtown buildings".2ll 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' çi1t of winnipeg.
Zoning B)¡-Law. (Winnipeg 1986) p.3.
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Garry Hotel) and to help contain all of the large developments in BR9 in the

Ponage and Main a¡ea. "The concept of downzoning, and the delegation of the

Bulk Range Districts is an attempt to "spread the density of development more

evenly over the Downtown area, and hopêfully, provide linkage and continuity

of activity, particularly at sEeet level, from one area ¡s ¿¡eths¡".212

The bulk regulations have neglected envi¡onmental objectives

that are common in othe¡ 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
pulpose of which is to assu¡e harmonious relationships
between (a) buildings, (b) the immediate visual environments,
and (c) the overall Downtown design ftamework".2l3

With regard to the urban design of the Downtown, Winnipeg

intends to provide guidelines which are contained as part of Zoning ByJaw

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. f¡om contributing to the overall process".2l4 While the City

of Winnipeg is committed to a set of Downtown urban design guidelines, so far

none have been completed.

Desigrr Review

The design review designations a¡e areas of Downtown that

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

212 pgpaîm.rt of City Planning. A Critical Review Of The p¡oposed Zoning Bv-
Law In Relation To The Planning Of Downtown Winnipeg. (Winnipeg, 1987)
p.21.

213 i6i6. p.22.
214 i6i¿. p.24.

-97_



designations:

(1) Historic Design Review (FIW)
(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 tIW, CH, BR, LB, and the RB all have one thing in cornmon

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 deøils affect pedestrian circulation and safety or

the enhancement of the pedestrian environment in respect of sidewalks and

other pedestrian rr""r".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 Cha¡acter Areas is unique, there are

separate regulations for each area. Ho'rvever, 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, Cenral Park,

etc.) and replace the ó sets of requirements with simple regulations relating

directly to each of ¡t"r¡".217 The regulations in Vancouver are separate for

each area of the Downtown, they are easy to understand, and they do not

overlap.

215 D"p-m"nt of City Planning. A Critical Review Of The Proposed Zoning B]¡-

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

p.14.
216 i6i6. p.2ø.
217 ibid. p.26.
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Housinq

The City has been ptomoting residential living in the Downto\rn

for about twenty yea¡s, "and new housing in the a¡ea, as well as other

development have helped to promote the Do\ryntown as an exciting place to

live".2l8 People who live Downtown suppon shops and services, and use City

amenities and services all day long. The new Zoning By-Law is intended to

p¡otect the existing ¡esidential 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".2l9

218 çi¡, of Winnipeg. A Backgrounde¡ To The Proposed Downtown Zoning B]¡-
l¿w. (Winnioes. 1986) o.4.

2t9 i6i¿. r.4.
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Political Climate With Regard To Urban Design In \ innioeg

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 contra¡y to the recommendations of the Planning

Department. If a development will increase the revenue in taxes to the City, in

alt likelihood, it will be approved often regardless of the effect it has on the 
l

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 ¡esult 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 fou¡ Councilors, who

are part of a Council Standing Csmmil¡ss, 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 ar this srage. These

Councilors may or may not be educated in u¡ban design, and for the most part

decisions a¡e 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,forthepurposeofpreparingorreviewingguidelines,orforthe
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purpose of providing advice to ¡¡" go-¿".220 "This underscores the

timidity of the political realm to enter into any kind of nue participatory

Process".221

220 çi¡t of Winnipeg. Downtown Zoning B],-Law 4800/88. (Winnipeg, 1988)
p.VII-3. i .

221 pspaftrng¡t of City Planning. A Critical Review Of The Proposed Zoning By-
Law In Relation To The Planning Of Downtown Winnipeg. p.8. : 

ì
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Administrative Process For rmplementation

The development permit process 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

¡eviews the plan to check for compliance with building codes, fire codes, etc.

If the plan complies, it is approved, and a building perrnit is issued at the

Permit Depanment. (see diagram 2.1 appendix) However, if a zoning va¡iance

is needed, it must be approved at a public hearing. Signs must be posted on

site, and the proposed va¡iance 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 Di¡ector of Planning, it is

passed on to the Acting Co-ordinating G¡oup (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 agleement. The

contract is based on the type of development, size, FAR, location, materials,

setbacks, etc. The ACG is made up of the A¡ea Plan¡er, the Head Land

Development Officer, and representatives from City departments such as Parks

and Rec¡eation, 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 fo¡ such refusal, and shall provide a copy to the applicant

on request.

Wind Impact

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 pedest¡ian envi¡onment. 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 thei¡ convenience, the Downtown Design

Board, and City Council should try to incorporate the results of the tests into

the design agfeement between the developer and the City prior to approval and

consmlction 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 othe¡ 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 a¡eas of the Downtown in most need and where

the retum in benefits is g¡eatss¡".222 However, the By-law falls short in

almost all of its featu¡es. 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

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 ¿i¡t of rilinnipeg.

I¿w. (Winnipeg, 1986) p.3.
223 Pspaln¿¡t of City Planning.

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

OF VANCOUVER. CALGARY. REGINA. AND MINNEAPOLIS

"IrfIlryÏNIPJG
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 Depanment 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

Vancouve¡ 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 Vy'innipeg.

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
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design review process, totally independent of the political process. Design

review in Winnipeg is executed at rhe beauracratic level by the Acting

Coordinating Group (ACG) drawn f¡om diffe¡ent City departments, but because

of vague ove¡all urban design policy, they are limited in thei¡ contribution.

The Downtown Design Board is also involved and is composed of four

Councilors who make design decisions based on theû interpretations of the

by-law and advice f¡om 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 to policy implementation. IVinnipeg fea¡s 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 s),sten 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 nor been cornpleted. Like Vancouver, Vy'innipeg Design

Guidelines should be a separate advisory document, and should be easy to

understand with accompan¡,ing diagrarns 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 ciry that has experienced

extensive growth durilrg the oil boom years of the 1970's. Downtown

developed at a rapid pace ar rhis time, and the City had little concem for the

planning and design of the area. Because the area was developing very

quickly, there was a great derrand 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 anothe¡ 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

thei¡ location. Winnipeg only protects heritage buildings in the fIlV design

designation.

Calgary uses a ze¡o 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

¡ewards good performanr"".224 1ry¡nn¡Oeg also uses a bonus system for public

amenities, but the bonus is much smaller tha¡ 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 D"p*t^"nt of City Planning. A Critical Review Of The hoposed Zoning By-
LawOf Downtown Winnipeg. (Winnipeg, 1987) p.10.
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increased amenities is to reward bonus for off site improvements. In such a

case, the developer has two options. Fi¡st of all he could build something the

City wants on a certain site and receive bonus for this. Secondly, if he did not

want 1o 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.

ln 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

substantially reduce the stability that the Zoning provides in regard to property

values, and they were seen to fluctuate. Anothe¡ 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 ByJaw. This is structu¡ed

in such a way that there is a g¡eat deal of discretion built in.to the system.

However, this system is not simila¡ to Vancouver because there is a large

component of political intervention in Calgary. "Unde¡ this system, a project

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

conforms to every lette¡ of the law could 6" tt¡rtt¿".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 Novembe¡ 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

reached through negotiation.

In Calgary, City Council is very much involved in development

decisions, and in many instances the Planning Departrnent and the planning

Commission are purely advisory bodies. Council has a hand in most all major

planning decisions, and is involved in all pans 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 u¡ban

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.

Secondly, both cities use a zoning by-law to guide Downtown development.

However, Calgary has a plan fo¡ 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 b€ 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 Depa¡ment
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advises Council on design decisions, but is often ignored when there is a

conflict of design issues. There is no fomral 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 arè

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.

Although they are limited in power, there has been an increased

sensitivity to issues of wind and sunlight, and open public spaces. Wind tests

are no\ry 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 a¡e 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 a¡e all contained in one central atea, and this is also

being attempted in Winnipeg with the Bulk Range 9 designation in the

Ponage and Main Street area.

In Minneapolis, if a developer conforms to the zoning and rhe
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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 rêzoning is involved, the Local

Option Agreement comes into play. Herc 213 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 is 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 systen, 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.

Conclusion

All cities studied had several goals in mind. All tvanted ro

promote good development in Do\rntown, 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

'Vy'innipeg 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, \¡/ithout ¡efe¡ence 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 p¡omoting good Downtown design.

In all cities studied, negotiation was the main driving force

behind good Downtown design. Cood 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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Dutíes Of The Urban Design Panel By-Larr No. 4072

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 Boa¡d, 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, pa¡ks,
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
and/or Depa¡tment 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. Zonins And Develooment Bv-Law. 1983
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Ssmole DPA Checklist.

For Preliminary DPA's
heliminary submission
matcria.l is inrended to
dcscribe and illustrate the
concept of a development
proposal. Free-hand drawings
and less formal presentation
formats a¡e the¡efore
acceptable, provided tlrat the
information is legible and
accurate,

Applicants are expected to
document âll tech¡ical
i¡formation, based on by-law
requiremeDts, as illustrated on
the Sample DPA Technical
Data Såeer'following this
Checklist. Technical checks
will not be made by Ciry staff .

1.0 Descriptive Informâtion
(wrinen)

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

description of
development and,

- complia-rce wirh Zoning
By-law, ODPs, ADPs,
applicable policies, and
development or design
guidelines. This will
include: sire dimensions.

. floor a¡ea calculations,
density (measured by
FSR and UPA as
applicable), height, sile
coverage, setbacks,
amenily spaces, number
and type of dwelling
unlts,

For Complete DPA'S

Completc submission material
.must comprehensively and
accurately describe and illust¡ate
all asp€c6 of a fully executed
development proposal. Detailed
technical data and design
drawings, as dèscribed below,
are required.

Ll same , including:
conditions of approval
of any preliminary
DPA. This wi.ll nore
how conditions\have
been met and identify
any which are
u n-ñ¡lfi I led

FSR tacing overlay,
wirl detaiied floo¡ a¡ea
ca.lculations

Source: CitJ¿ Of Vancouver Official Development Plans.
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rela-ra ons, vafiances or
increases. This will -

include FSR, heighr,
setbacks, parking,
loading, and the like

1.3 description ofe xisting use 1.3 same
a/sire. This will include
indication wherher any
existing residentia¡ use is
fental

1.4 description of heritage 1.4 same
.r¿sou¡ces. This will
identify whether such
resources are located on
or adjacent to the subject
site. Heritage resources
a¡e to include: municipal
and P¡ovincial
heritage-designared
buildings or objects, as
well as buildings or
objects on the Vancouver
Heritage Inventory

1.5 description of social 1.5 satne
atnenities. This wilì identify
location and floo¡ a¡ea a¡d
describe provisions for
operation and maintenance

For Preliminary DPA's
general provisions for
development of open
spaces, and parking and
loading

1.2 description of reques,ed

2.0 Context

2.1 indication of cont¿xtual
relationship of proposal
to other existing
developments within one
block as appropriate
(indicating use, locarion
and heighr of all buildings
on adjacent s¡res)

For Complete DPA's

1,2 satne

For Preliminary DPA's
2.2 relationship to windows

and balconies in adjacent
buildings (if proposal is
residentia¡, i.e., ref ected
eleva¡íons of adjacent
buildings superimposed)

2.3 odjocent dwelling unit
layouts and ¡/JcJ, and
window locations on each
floor (where applicable)
and (where obtainable)
with adjoining propeny
owner's consent

2.4 photographs of er¡sting
steetscape, including
existing buildings and
envi¡ons

2,5 runmng nreetscape
elevation, irtclrdtng
proposal, to illustrale its
character

2.6 compantive shadow
' onalysis for all buildings

over 35 feet in height, as
well as any which
penelrate bu¡¡d¡ng height
envelope or height
restrictions

2,7 vierl anaþsis, showing
effect of proposal on view
corrido¡s f¡om streets and
neighbouring propenies.
This will include plan,
section drawings and
view photographs (if
applicable)

3.0 Site Plan

3.1 site dinrensions, lcgal
description of propuD',
locatiott and names of
adjoin¡ng streers, lanes,
and nonhpo¡nt

For Complete

2.2 s¿t¡tc

2.3 sonte

2.4 same

2.5 satnc

2.6 same

2.'l sanrc

2.1 same

Source: City Of Vancouver Official Developmenr Plans.
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For Preliminary DpA,s
3.2 indication ol proposctl

bui ldi ngs or oddit i ons,
with yârds and setbacks
and any encroachment
therein

3.3 indjcarion of open space
ano t(s use

3,4 tnd,ication of relative
grades of sire and ground
lloor levels

4.0 Elevat¡ons and Sections

4.1 outlincs of all elevations
ofproposal ro establish irs
overall cha¡acte¡ of
building(s)

4.2 building selions,
indicarlng ¡elative floor
leve ls

4.3 bui.lding €nvel6p¿ e,
herght proúsions (as
.prescribed in Zoninc
By-law, ODps, AD;ps,
or Guidelines) w¡rh
proposed hejghr ind¡cated

For Complete DpA's
3.2 accurate indication of

proposad buildings or
additions, plus interior and
exterior d imensions and
proposed yards and se(backö

. 3.3 accurate indication of open
Space tt eutnte t, i.e., OOen
areas, landscaped areas,
counyards, pedestrian areas
parking and' loading.' pìu¡¡.
open space and
right-of-ways are to be
idenrified. Any screening,
tences, retaining walls.
curbing, surface lreatment
and details of access from
street or lane are to be shown

3.4 accurate indication of
established elevotions oí sitc
and groundfioor levels of dl
buildings relative ro existinp
or assumed building grades]
ptus eng¡neering elevations
(ramps, entr¡es, erc.)

4,1 accurote clcvations,
includ ing exterior materials
and finishes and colours
(Scale: not less than l/g" to
one foot or l:lO0)

4.2 accurate longiudinal and
cross-scc|¡o s (including

, t)'prcal door, fenestration,
' stai¡ a d ba¡cony details)

(Scaie: nor less than l/8,;to
one foot or l;100)

4.3 sana

Source: Cit]¡ Of Vancouver Official Developmenr Plans.
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For Preliminary DPA's For Complete DpA's
9.0 Analytical Information

9.1 sun, shad.e, shadow 9.1 sa¡ne
analysis and effects on
adjoining properties and
steets (10 a.m., noon, 2
p.m. on September 2l and
March 2l)

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

9.3 N/A 93 acoustical analysis,
including impact of traffic
and noise sources in
immediate area on proposal
(for significant ¡esidenrial
developments only, where
requested by sraff.)

9.4 trafic analysis (for major 9.4 N/A
developments whe¡e
impacts may be a
problem)

Source: Cit:¡ Of Vancouve¡ Official Development Plans.
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S¡¡ê

PERI'ITTED REQUIRED PROPOSED

- 
sq. f¡. (mr) _ 5q. ft. (m¡)

(applicâblc onli ¡n
somc ¿oncs

Floor
Arca 

- 
sq. ft, (m:) col¡merc¡âl

. Rcrail sq. lt. (m¡)

. Rcstâurant sq. fr. (m¡)

. Officc sq. ll- (m¡). Horcj sq. ft. {mr)
Sub Toral sq. ft. (mt)

Res¡dent¡ål

TOTAL

FsR 
- 

(max.) i:i;;f:i'
TOTAL

hrkjnE commerc¡et co,"merciat :F:iå:fji' :i::::
. officc . officc 

TorAL

Rctaii spaccs Rcraij spaccs. Rcstaui-ent spaccs . Rcstaura¡l apace,. Holc¡ spaces . Horcl sþr..s

Sub Totai speces Sub Tola¡ spâccs

. Rcsid€nt¡al spaccs r Rcs¡denriãl spâces

TOTAL (ma¡.) TOTAL (min.)L'3d'n'g 
. iii:i,," iiiili -'*.'
TOTAL

Hcight 
- 

fr. (r¡¡) (mrr.)
(h.jght cnvelopr) 

- 
fl (m)

Ya¡ds front _ ft. {m) (min ì fr rñ\

sroes (È.) - 
lt (rn) (min ) 

- 
rl (m)

.iãiiì*lr -', [i][i;: ì .- 
il [iì

Sir.
Coveragc 

-% 
(max.) _ %

ADglc of D¿yl¡ght

Containing An8¡c

Amcnily 

-sq. 
fr. (m¡) - _ sq/fLl(m:)

Source: City Of Vancouver Official Develooment Plans.
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0Jôgrôm 2.1 The Deuelopment permlt proce¡s ln Uôncouuer

Pre-fle3lnn lìñ rì fÞro ñ

Boord
0f

U o rlôn ceFlle Êppllcatlon

Rpproual
0r

RefusolPlan Checker
ù

0euelopm ent P lônner
P e rmlt
ls3ued

Deuelopment
Permlt
BoardRddltlonal

lnformôt¡on
Beq u lre d

Meet¡ng
ll,tth

Rppl¡cant

0euelopment Perm¡t
Stôff Commlttee

Y Urban
0eslgn
Pônel

Nelghbourhood t
Notlf¡catlon 

I
-i

Source: City Of Vancouver. The Development PermitProcess
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I¡IRGRRM 5.I: RI¡OPIION OF THE CORE RREß POTICV BBIEF IN CßI.GRBY

CHRNGES TO BY-LflIU 2P8O

CORE ßRER STflTUTOBY PLRN
* 0bject¡ues
* Book of Public lmprouem
* Spec¡al Rreo Requirements

CORE RBEH

POL IC Y

BRIEF

CBERTIO N

OF NEIU
LRNO UST

D ISTR ICTS

CH INRTOIUN
ßBER BEDEUELOPMENT PLßN

UICTORIR PRßK TRST

RRER BEDEUETOPMENT PLRN

Source: City Of Calgary. Core Area Polic], Brief.
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Mnn 3-l Cnloerv Ììnwnfos¡n- Srrh Ar.aoc

Source: City Of Calgary. Core Area Policy Brief.
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Mep 3.2 Commercial Core Zone l.

Source; City Of Calgary. Core Area Policy Brief.

o

VICTORIA PARK
EAST
A.R.P.
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M¡n 3--1 Commercínl l-¡¡e 7.¡nc 7

Source: City Of Calgary. Core Area Policy Brief.

o

TORIA PARK
EAST
A.R,P.
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M

THE HERITßEE TBRNSFER SYSÏTM IN Cñt6NRV

Source: Calgary Planning Commission Report. 1983.

EtI6IBtE HERITR6E SITE

Rgreement Demons

Some lnterest ln Propose

Herltage Slte bU Rec

Slte 0uner.

NECEIUER SITE

0P8 lndlcotlng lntentlon

for 0 ensltg Transfer From

Sp e clfled B ulldln g.

ônd 8ec ommendôtlo n bg the
Plôn nlng 0eÞôrtment.

g0ru Flannlng commlss
Declslon on Permlt

Rppllcotlon

0 eue lopm en t
Rppeôl Eoard

I ncluding Condltlons Relôted
to Herltlge Propertg,
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Diaprsm 3.3 Commercial Core 7,¡ne I f)ensifv onrinnc

.'/\'

-------1/ l\
sPEcrALrzED otREcr coNTBoL r \r
AMENDMENI I \

OPTION I

MAXIMUM OVERALL DENSITY 20 F.A.Fì.

b ora.a'ra puBLrc rMpBovEMENrs
AND HER¡TAGE DENSITY TRANSFER
Måtrñùñ altow!¡¡. b6¡us.

â go¡lus svsreu

Z.ê¡å!€¿ boñus sy¡tsñ âirocåt,ñ9 óoñs,¡y
for ôo proesron ot rñåndåto¡y ãñ¡ d35rad.
on.3ft ùrx)ñrtss. Atso ¡¡cJuosd ¡r€ bo.us
9nvisþns tor ¡rnl¡g€ d.rl]ty Èrñt6¡.

OPTION 2

Source: City Of Calgary. Core Area Policy Brief.
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Disgrsm 3.4 Commercial Core Zone 2 Bonus Svstem.

Source: Ciry Of Calgary. Core Area Policl¿ Brief.
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IIIRGRRM 5.5
TFE OSUETOPMENT PERMIT PROCESS

IN CRLGßRY

Source: Core Area Policl¡ Brief. City Of Calgary, 1982.

0euelopment
Pe rm it

Fppllcatloh

nnlng 0eportmen
for Negotiôtlon and
Re commenda on I

Plônn ln g Commlsslon for
Rpprouôl or Refusol of permlt,
lf MâJor ßezonlng ls lnuotued,
or the ProJect ls 0ulte Lôrge, the
Plonnlng Commls slon ReulEurs t
0PR and Ma kes Becommenftôtíon
to Co uncll,

BeJe ct io n of
DPR, ulthout

tlnal 0eclstons on IIPR's thot
Requ¡re MôJor ßezonlng rre
Môrle bg CltU Counc .
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Mep 4.1 The Zoning tlistricts Of Downtorrn Regina.

HEIGHT ZONES.

uNsPÊclFlÊÞ
H 6ô ¡r..
H 0-O'¡'
tr 3,O¡n

F.A.R.. ZONES.

uNsPECtttED

Í. a.2. .7

tA.e. go
FA.R ô,5
F.^.Q- 6.O

ø

Source:Urban Design Issues For Consideration. And Guidelines For
Development. In Downtown Regina.
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Di¡grem 4.1 Downtown Core Zones Permitted Uses.

Source: U¡ban Design Issues For Consideration. And Guidelines For
Development. In Downtown Regina.

Pe!mitted Pe¡mitled if
lmlted !n size & then
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nE6tNf,,¡ DtSCAET|0Nnny usE nppucnTt0N p8ocE¡s

ExceDl Uh6re Spoctflcallg EHemptod
8g Cltg Counclt, Dlrcrs onaru U¡e

nppllcoflon3 Sh! Bê Rduer se¿ onco I
A Sõturdrg Neur¡poper. ln Rddl on n
Slgn Shôll Be po¡ted on tha nffected

Propertg lndlcôthg Thôt nn nppltcô on
For I¡euelopment Hô¡ BeeD Submlttod.

llrlth Deuelopmenl
0 fflc er For
Proce s slng

Clrcülôtorl
ertl¡Bment p

ñnrl Slgn postsd

ßppttcotlon ctrcutoted iõäi
R ffe c ted cttu Departments Rnd
6ousrnment I gsn cle ¡. (eg. So¡t

T9l, Sô sl( pourer, etc.)
ßppllcatlon f,t¡o Clrcuto ted To

Communltg Eroup¡ ln The ßreo.

ecommefìflôflon 0f
BPC Íorurôrded To
cltu counc for
tlnal R pp ro uol.

Report To
nBglnô

Plônntng
Commlrslon

(RPC}lf f,pprou.l l¡ etuen eu Councll
R oeuelopment permlt U ll

8e lssued Bg n oeuelopment

Source: Regina Zoning By-Law. 1987.
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Mso 5.1 Iìowntown Minnegoolis

- 

retail
I tall ofhce buildings

less dense office

Source: Meno 2000 Plan/Tunctional PIans 1988.

- 

residential
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Mao 5.2 Emnhqcíc Âro¡s

Entertolnment

6ouernment

fsch
Corr¡dor

üealth
Seru¡ce3

Conuentlon
Erlucailon

Source: Metro 2000 PlanÆunctional plans 1988.
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Desiqn Elements Of Minnea oolis.

I. A Sense of Place.

a. Downtown must present a strong image of a central
place for the City, the meropolitan 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 u¡ban center.

(ii) 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 rhe richest possible
mix of public acriviries and places for public assembly.

(iv) Commercially, by concentrating a wide assonment 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 cenrral place should be
enhanced by:

(i) Preserving a sharp edge ro 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, panicularly 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 cenrral 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 sunounded by ull office buildings,
and peopled by crowds attracted to the activity of
Nicollet Mall.

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

(iii) Its landmarks and identifiable districts, guiding
anyone Downtown from store to office to entenainment
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 tegible, safe, attractive, easy ro
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 Downrown.

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 t¡affic 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 ¡enewal plans to be always
under consideration, and before this plan takes effect,
work should begin on irs successor.

4. A Sense of Encounter.

Downtown offers a unique opponunity for an experience
excitingly different from the increasingly isolated and
private environments of spread out suburbs, closed in
shopping centers, and personal automobiles. Ca¡eful
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 concenFate 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 iittle role
playing through design elemenrs such as promenades,
overlooks, and stairways, places to see and be seen, to
emphasize Downtown's repuration for being different and
fun.

Source: Metro 2000 PlanÆunctional Plans 1988.
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0ta6nnH 5.1

a p p n b!ßïE pïl ü,',f 
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Source: Minneapolis Merro Center 2000 Plan.
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Meo 6.1 Winnineg Downtorpn Rulk Rsnpe Districts.

Source: Downtown Winnioes Zonins Bv-Law 4800/8R
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Meo 6.2 Winnineg Downtorpn Design Review Designetions.

Source: Downtown Winnipeg Zoning By-Law 4800/88.
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Men 6.3 Potentiel flowntown Design Districts.

Source: A Critical Review Of The Proposed Zoning B]¡-Law In
Relation To The Planning Of Downtown Winnipeg. 1987.
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Mâ¡r 6.4 WinniEeg Downtown Residentinl Itse Grouns.

Source: Downtown Winnipeg Zoning By-Law 4800/88.
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Msp 6.5 Winnineg Írowntown Non Residentisl llse Groups.

Source: Downtown Winnipeg Zoning By-Law 4800/88.
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0t8EnñM 6.t
TIIE DEUETOPMENT NPPROUNL
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Source: lnterview Data.
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