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EXECUTIVE SUMMARY

Background
For some time the City of Vancouver has been pursuing opportunities to increase the density of the city 
especially at central locations and around transit focal points. During the course of the planning program for 
Chinatown, a number of development proposals have been made that exceed current height limits. More 
recently, City Council approved the EcoDensity Charter and Initial Actions, including the following Action B-1 
that reads, as follows: 

“Staff be directed to include consideration of policies for additional density and corresponding height in 

suitable locations in Gastown, Hastings, Chinatown, and Victory Square, as part of the Historic Precinct 

Height Study (‘the Study”). The intent of this direction is to support heritage conservation projects, to provide 

replacement low-income housing, and/or to support other public benefi ts and amenities. Suitable, carefully 

considered locations, densities and heights will be determined through careful analysis and extensive public 

consultation to ensure the appropriate scale in the historic areas is maintained, while also being consistent 

with the City’s housing objectives for the area. “

The Historic Precinct Height Study (HPHS) is being undertaken by the Planning Department, and includes 
technical analysis of the precinct, sub areas and building typologies.  Scenarios and policy options will be 
developed once this work is complete, and taken out to the public for review and consultation. To assist in 
this endeavour, the City has commissioned an urban design and architectural investigation into whether and 
where heights above current policy limits may be appropriate in the areas in question, referred to collectively 
as the Historic Precinct. 

Two consultants were selected to collaborate on the investigation: The Spaxman Consulting Group Ltd, 
initially with a focus on the urban design elements, and LWPAC Lang Wilson Practice in Architecture Culture, 
initially with a focus on the architecture and typology. This report documents the results of an integrative 
process in which both consultants collaborated intensively in the study of both urban design  and architectural 
issues.

The area to be studied, the Historic Precinct, is shown in Diagram 1, The Historic Precinct, and is an area 
of about 129 acres, bounded generally by Richards Street to the west, Gore Avenue to the east, with the 
waterfront rail yards to the north and Pender Street, the Dunsmuir Viaduct and Union Street forming the 
southern boundary.

The Terms of Reference for the Study provides as follows:

The Historic Precinct of Vancouver should maintain a distinct character within the city fabric, as 1.
experienced from within and outside of the precinct.

Diagram 1: The Historic Precinct
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The building heights and forms should promote excellent urban design, development opportunities 2.
to assist in revitalizing the area and public objectives such as, heritage conservation, replacement 
housing, environmental sustainability and other amenities.

This is a very special area of the city. It encompasses the historic beginnings of the city dating from the turn 
of the 19th to 20th centuries. As well as including the designated historic districts of Gastown and Chinatown, 
the remaining areas contain signifi cant numbers of characterful historic buildings and street facades. These 
special characteristics form a readily identifi able, cohesive heritage precinct.  

Modern high density downtown development reaches generally as far east as Richards Street and as close 
as Pender Street to the south and, with the Dunsmuir viaduct, form the western and southern edges to 
this historic part of town. There is also a noticeable edge to the east where, south of Hastings Street, the 
Chinatown commercial district meets the lower scale residential areas of Strathcona. To the north lie the 
extensive rail yards and the central waterfront.

This Study concentrates solely on identifying the physical opportunities for accommodating additional height 
and density in the precinct through an approach that links urban and architectural issues through integrated 
review.

Organizing Principles and Evaluation Criteria 
The City provided the consultants with the work that staff had already produced regarding organizing 
principles, evaluation criteria, and identifi cation criteria of possible special sites where higher buildings might 
be considered. This work is referenced and expanded upon throughout the report. 

Organization of Report
The report contains the consultants’ investigation and analysis of the urban character of the Heritage Precinct 
and describes the opportunities for increasing heights and densities at a precinct, sub area, and site or 
building typology level. The report is divided into four sections.

Introduction1.
Context Analysis2.
Evaluation of City Analysis & Proposed Modifi cations3.
Conclusions & Recommendations4.

Principal Findings
A new set of evaluation criteria is presented as well as the identifi cation of a number of locations where high 
buildings could be considered, including some special sites. When coupled with the wide variety of different 
new building typologies that have also been developed, these provide the opportunity to consider numerous 
potential development scenarios.  The report points to those opportunities and provides a detailed and 
comprehensive 3D computer model of the precinct and building typologies to allow the development and 
evaluation of many alternative development scenarios. The model can be viewed and interacted with through 
a standard PDF viewer, and provides the opportunity to selectively turn options on and off and evaluate each 
of the options from more than 20 view points. 

As well as variations on the three scenarios previously developed by staff, a further so called ‘amphitheatre’ 
scenario is presented. These scenarios illustrate the wide range of development options that can be 
considered.  To assist with this analysis, streetscape photomontages and urban sections have been created 
for each scenario. The urban sections show the relationship of built form to topography, the impact of building 
mass to existing buildings. In addition information about seasonally dependent daylight and overshadowing 
issues can be read. This is particularly signifi cant since the three street grids of the Historic Precinct have 
substantially different orientations with regards to the access of sun light. The streetscape photomontages 
show comparatively the impact of the scenarios from various key street perspectives.

The consultants stress the importance of including the broader social, economic and environmental 
implications of higher densities and higher buildings when planning the future of this especially complex and 
sensitive area of the city. 
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1. INTRODUCTION

1.1 Approach
Ever since the Renaissance we know that buildings and the city are inherently interrelated. Ideally they form 
a synthetic whole in which each building is an extension or microcosm of the city, and a city is in many ways 
like a large building. In other words a vibrant city defi nes itself through intricate and dynamic relationships 
between its parts and the whole, in which the sum of its parts should be, through their interaction, more than 
their whole.

The Historic Precinct Height Study (HPHS) set out to evaluate and investigate possibilities for the physical 
development opportunities of the precinct. Interestingly, two consultants were asked to collaborate with two 
simultaneous perspectives, acting initially on two distinct scales: The urban scale and the architectural scale 
of building typologies. Over the course of the Study both perspectives became intricately linked in a way in 
which both consultants contributed substantially to both sides from their respective fi elds of expertise.

The Study was initiated by urban scenarios, architectural typologies and special sites provided from the City 
for the evaluation and improvements by the consultants. Confronting these scenarios and typologies with the 
complex set of issues, the seemingly contradicting demands of the precinct and the realities on the ground, 
it became very quickly apparent that the given scenarios and typologies lacked the capacity to respond. In 
their universal nature they undermine instead of promoting the diversity of the precinct. 

Confronted with the task to develop evaluations and recommendations for urban form, height and subsequent 
density, and typology, that would do justice to the challenges of the precinct while unlocking its potential through 
a robust set of rules, the consultants developed a new, more parametrically driven framework for evaluation. 
This framework creates differentiated feedback upon which a broad and diverse set of interpretations will 
be possible.  The goal of the new framework is to create win/win situations and processes that allow for the 
synthetic integration of new developments into the historic fabric.

As much as future developments will change the precinct, the unique nature of the precinct should substantially 
infl uence the form of development itself. The goal of this Study is not to impose a vision, but to generate 
information that allow for a more informed and participatory decision making process.

This Study engages with the issue of time. The Historic Precinct presents a very important part of the 
evolution of Vancouver – in many ways it consists of a physical, economic, social and cultural fabric that 
represents the past upon which we refl ect the future of the city. 

Our current time or generation is characterized by a much greater level of social complexity. There are often 
no simple formulas and no global solutions. Our current time can be best characterized by accelerated and 
dynamic change. Any attempt to fi nd applicable typologies should not be through the defi nition of rules for 
generalized or universal repetition, but through robust rules that lead to diverse interpretations for a high 
degree of livability and mixed use.  In other words, this Study attempts to help in the process to defi ne 
qualitative and generative rules instead of determining and limiting constraints.

If the goal is to create an organic whole, between the past and the future, between commercial development 
and social challenge, between live and work, between culture and economics, and between architecture and 
the city, then any argument must attempt to position itself from multiple perspectives. In consequence this 
Study developed criteria for height, density and building typology that also considers the future integration of 
information about current residents, the various socio economic groups, the issue of heritage and preservation, 
the character and potential of the sub areas, the interests of the development industry and the meaning and 
importance of the precinct within the city of Vancouver and its metropolitan region. It developed typologies 
to begin to lay a foundation for a sustainable future development of the precinct.

Intensely studying the precinct by investigating each site, building, street and area both in their everyday 
realities, and by building, interacting with and speculating on its future through a highly developed 3D 
computer model, has led to a strong conviction that a simple determination of height and density would not 
be a feasible solution for its development. Equally there is no single typology that could be or should be 
universally applied. Instead the Study demonstrates that there is great potential for the precinct if guidelines 
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for height and density are paired with design guidelines that encourage or reward projects that demonstrate 
excellence in ideas, design and sustainability by addressing the complex nature and mixture of the precinct 
and its various subareas.

A new set of evaluation criteria and typologies have been developed that can more broadly respond to the 
particularities of a specifi c development, while keeping in mind the need to administer the development 
of the entire precinct through clear and fair guidelines. Each typology is shown here in its capacity to be 
adapted and transformed to best suit various site conditions.

The comparison of data and the evaluation of conditions through the complex set of developed criteria 
demonstrate that both height and densities beyond current guidelines are feasible and possible, but require 
broad and detailed discussion about their implementation. The ‘amphitheatre’ scenario is a fi rst attempt to 
show that a potential win/win situation can be created, or better must be found. Any attempt to homogenize 
without engaging the other competing interests would prevent the precinct from becoming what it deserves 
to be, a vibrant and thriving engine for the social, cultural and economic life of the city.

1.2 Terms of Reference for the Study
The two consultancies commissioned by the City have been carried out simultaneously, each infl uencing the 
other to achieve the conclusions and recommendations of this report. These conclusions and recommendations 
will be used by staff in the next phase of the HPHS work. 

The Study’s Terms of Reference state that the urban design consultant will focus on evaluation of the City’s 
three sub area scenarios for the pattern sites, identifi cation of special sites, and provide commentary and 
advice on how these might be improved.  The architecture and typology consultant will focus on evaluation 
of the typologies City staff has developed and provide commentary and advice on how they might be 
improved.

1.3 Scope of Work and Deliverables
To initiate the HPHS, City staff developed initial organizing principles and evaluation criteria. Using this 
information, scenarios for heights in various sub areas were drafted and possible special sites were identifi ed. 
This information was provided to the consultants for evaluation and advice on how they could be improved. 

This report investigates, evaluates and illustrates the opportunities for increasing heights as proposed in the 
City’s three sub area scenarios and nine special sites, using the City’s criteria within the context of the overall 
urban design of the Historic Precinct. It describes the urban elements that contribute to the existing overall 
built form characteristics of the precinct, assesses what development potential exists there, and what form 
future development could take.

Specifi cally, the consultants were asked to carry out the following tasks:

Participate in fi nalizing methodologies;1.
Participate in fi nalizing principles and evaluation criteria;2.
Evaluate the three scenarios with respect to:3.

Contribution to clarity/legibility of sub areas within the precinct and of the precinct !"

within the city
Scale in relation to permanent buildings within the block or sub area!"

Shadowing on streets and important open spaces!"

Sense of street enclosure and exposure to sky!"

Contribution to the city’s overall skyline as viewed from key identifi ed points;!"

Analyse and improve building typologies (minimum 12:  4 typologies and 3 scenarios);4.
Propose improvements to the scenarios and special sites criteria and selection;5.
Review the criteria for special sites (9); evaluate the sites identifi ed and formulate height and massing 6.
options for them;
Undertake computer modeling and analysis for scenarios and special sites;7.
Develop graphic communication and presentation material.8.
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There are three main Study products, as follows:

Draft reports by each consultant that document the fi ndings of the Study including the criteria/method, 1.
analysis, evaluation, commentary and proposed improvements.  (May 2008 & June 2008) 
A fi nal report that integrates the work of both consultants. (September 2008)2.
3D computer models and graphic presentation and communication materials.3.

1.4 Methodology
In order to meet the objectives of the City, the consultants initially undertook an investigation of the Historic 
Precinct’s existing conditions, evaluating its primary physical characteristics and the potential for development 
with regard to the existing built form features. This exercise was necessary to develop an understanding 
of what exists now, what changes might occur, and where, and the possible impact of these changes on 
the precinct.  The results of this preparatory work are described in Section 2, and provided in Appendices 
A and B.   

This work provides the background to the evaluation of the City’s three sub area scenarios and special sites 
and accompanying criteria. Close liaison was maintained between the urban design and architectural work to 
ensure that the ideas generated in each were discussed and developed through debate and then incorporated 
into the report. The intent of the work program has been to achieve a balance between documentation 
reviews, research and analysis, illustrating fi ndings, searching for and discovering solutions and ensuring 
that those who participated in the Study have the opportunity to comment on directions and ideas.

The following provides a more detailed description of the steps undertaken by the consultants to assist with 
the analysis:

The Study was initiated by a detailed analysis of the existing stock of building sites, existing buildings 1.
(both heritage and recently built), streetscapes, subareas, the overall precinct and conditions of use 
and social and cultural practices.

All building sites that are potentially available for future development have been catalogued and 2.
evaluated. Criteria here are their adjacency conditions to respective neighbouring sites and their 

respective potential to be consolidated into larger sites for development.

A three-dimensional CAD (Computer Aided Design) fi le of the entire precinct was built and a city 3.
model was updated to best visualize and ‘test’ the scenarios, special sites and typologies within the 
given physical context.

Criteria for the evaluation of architectural typologies, urban scenarios and special sites were reviewed 4.
and refi ned. 

Architectural typologies given by the City were evaluated and subsequently improved and alternative 5.
typologies were developed that outperform the given typologies as per the expanded set of criteria. 

First given, followed by improved architectural typologies, were inserted as per the given urban 6.
scenarios. To aid the more complex set of evaluation criteria the evaluations were broken down into 
different scales (See section 3.1.1). 

Special sites given were evaluated for height and compatibility with architectural typologies. Criteria 7.
for their evaluation have been developed (See section 3.1.1).

Section drawings for each scenario cut through the urban context were generated for the evaluation 8.
of resultant physical conditions and analysis of impact on streetscape and overshadowing. 

Photomontages were created to facilitate a better understanding of building mass and the transformation 9.
of the precinct’s streetscapes as per the given scenarios.

Information extracted from these evaluations was then compared through tables, matrixes and 10.
graphic representation. Particular issues arising through feedback from these comparisons have 
been identifi ed and subsequently used to modify the given scenarios, typologies and special sites. 

Following the overall evaluation of existing conditions, potential building sites, given scenarios, given and 
improved typologies, and special building sites, the consultants developed a new framework for evaluation. 
In addition, an interactive 3D CAD model has been included in the Study to facilitate the study and evaluation 
of the complex set of options. A User Guide for the 3D model is included in Appendix J.
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2.1 Existing Conditions 
An investigation was undertaken of the Historic Precinct in order to obtain an understanding of its physical 
characteristics prior to undertaking a review of proposed development scenarios and evaluations of them. 
This investigation is organized under 10 categories, including:

Urban Place 6. Gateways and Entries1.

Landmark Buildings 7. Streets2.

Built Form 8. CPR Right of Way and Pigeon Park3.

Historic Districts 9. Skyline and Views4.

Urban Edges 10. Existing Zoning5.

Full details of this investigation are included in Appendix A. 

2.2 Development Potential
A review of available sites for possible development shows that most lie outside the designated Gastown 
and Chinatown Heritage Districts, except to the east of Main Street in Chinatown where there is a much 
smaller stock of heritage buildings. However, with the available development lots to the east of Gastown 
and Chinatown there is an opportunity to consider a more comprehensive approach to development than 
individual infi lling amongst heritage structures. 

2.2.1 Available Lots
All sites in the Study area were examined and mapped.  The sites that present opportunities for development 
because they are vacant, underdeveloped or obsolete are illustrated in Diagram 2, Development 
Opportunities.

It is noted that potential development sites within the heritage districts (Gastown HA-2 and Chinatown HA-1) 
should be considered differently from those outside the districts. The reason for this is because the sites 
within the districts must pay special attention to the historical cohesiveness of those districts. The districts 
are more than a collection of old buildings; they form a complete place where the size, height, and character 
of every building contribute to the “feel” of the whole area. Disrupt those characteristics and relationships 
and one harms the character of the area as a heritage district. This is why the City’s guidelines for those 
districts are so important; why the maintenance of the “saw tooth” effect of the street walls and the restriction 
on added height of new constructions are important to heritage preservation.

There are nearly 200 individual lots that can be considered for future development. Most of them are 25 ft 
wide refl ecting the original subdivision pattern for the precinct. There are also a wide variety of circumstances 
concerning the location of the lots. Some are single lots located between heritage buildings that are 
recommended for retention; others are grouped with other available lots; some are corner sites and a few 
extend for the whole block frontage. This analysis is summarized in Diagram 3, Developable Lots, and 
described in more detail in the diagrams at the end of Appendix A.  The analysis of available lots leads to two 
main observations regarding different opportunities for their development:

First, the issue of size: existing developable sites are predominately small 25’ or 50 ‘ wide with a depth 
of typically 120’.  The development of architectural typologies, urban scenarios, and future bylaws has to 
consider this particular characteristic. In addition, the possibility for lot consolidation is limited with some 
sites potentially resulting in 100’-125’ wide sites and few resulting in 200’+ wide sites. Consequently, building 
typologies often favoured in recent developments in the downtown core, would not be able to become 

2. CONTEXT ANALYSIS
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a predominant typology. Further, lot consolidation is largely speculative, and the consultants recommend 
for any new by-law or guideline to consider the existing condition (the possibility for the owner of a small 
lot to undertake a feasible development) at least as equally important to the possibility of consolidation, 
considering otherwise such possible negatives as postponement of development, land speculation and 
abandoned sites.

Diagram 3: Developable Lots & Block Orientation

Secondly, adjacency conditions: Studying and comparing the various adjacency conditions demonstrates 
that few sites are the same. Further ,developable sites require highly adaptable building typologies in order to 
better respond to the various conditions of adjacency, heritage, sub-area, streetscape and overall precinct.

The diagrams at the end of Appendix A show building sites isolated in their adjacency conditions. Tabulations 
of quantities per characteristics are provided. These characteristics have also been placed in a matrix showing 
compatibility with the architectural typologies discussed in Section 3.3.

2.2.2 Development Areas
There are areas on the eastern edge of Gastown, and signifi cant areas within eastern and southern Chinatown 
where groups of developable properties provide opportunities for signifi cant new development, especially 
if consolidation occurs and comprehensive development projects are designed to take advantage of larger 
development areas. 
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Historic Precinct Height Study 2008

THE spaxman
L W P A C   Lang Wilson Practice in Architecture Culture Inc.

CONSULTING GROUP LIMITED

11

Diagram 4: Development Potential

There are also areas outside the heritage districts that contain heritage buildings with varying levels of heritage 
value. There are also many instances of rows of characterful historic buildings that create historic street walls 
that may be worthy of retention and sympathetically integrated with adjoining new developments. 

Diagram 4, Development Potential, summarizes these circumstances to suggest where larger areas may be 
considered for signifi cant redevelopment with attention given to compatibly incorporating heritage structures 
into the new development. 

2.3 Design Opportunities
When considering the potential for development in the precinct, regard will have to be given to the existing 
built form features described in Appendix A.  There are issues that new development will create regarding a 
number of built form features as listed below.

1. Urban Place, Urban Form and Landmark Buildings  6. Chinatown
2. Carnegie Centre   7. Edges
3. Open Space   8. Gateways and Entries
4. Carrall Street Greenway   9. Streets
5. Gastown   10. Skyline and Views

These are described in detail in Appendix B.

Following the analysis of the physical condition of the precinct, in particular its topographic condition (as 
revealed by its sections), the opportunity for a more spatialized urban form was identifi ed. This could be 
considered as a new ‘amphitheatre’ scenario, and is discussed in more detail in Section 3.2.1.
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This section contains the requested review and comments on the proposed organizing principles, evaluation 
criteria, building typologies, the scenarios and associated sub areas, and the special sites as set out by 
staff.

3.1 Organizing Principles and Evaluation Criteria
There are approximately 27 listed items under the two headings of Organizing Principles and Evaluation 
Criteria. They refer primarily to elements of the urban fabric that should be accommodated in the scenarios 
being considered. These are listed in Appendix C along with a brief commentary on each one. 

3.1.1  Proposed Modi! cations and Improvements 
The primary purpose of this work is to determine whether and where heights above current policy limits 
may be appropriate. This evaluation is solely concerned with the physical opportunities for additional height, 
not the social and economic implications, nor the impact on the development market or the rate of change 
that can be expected to result from easing the height regulations. These aspects and other issues such as 
implementation options will be dealt with by staff in the next phase of the HPHS.

This evaluation has to consider the form and density as well as height. While additional height will affect the 
visual appearance of the area, and can be varied for different densities, it is the form and density of higher 
buildings that directly affect the suitability of the building for different uses and the overall impact of groups 
of such buildings on the livability of the internal spaces as well as the light, sun and air, sense of enclosure 
on the streets and open spaces around the buildings. Building height, building form and building density 
are interrelated. If the density on a site is fi xed there are alternative forms and heights of buildings that 
could be built at that density. The higher the building, the smaller the fl oor plate becomes to accommodate 

the density. The shorter the building the bigger the fl oor plate needed. Higher densities require taller 
buildings to accommodate the density although there are a variety of forms that allow the same density to be 
accommodated at a variety of heights. 

In the precinct there are already examples of 70ft tall buildings that virtually fi ll the site and rely on light 
and air to the living areas from the street and lane frontages and perhaps a light well. These buildings are 
maximizing the density by minimizing the available space around the buildings. It is possible to judge the 
impact of higher buildings by reference to the amount of light and air, sunshine and privacy created by a 
combination of the shape of the building and the amount of fl oor space that it accommodates. So the search 
for higher buildings requires an assessment of the form and density of the building and a comparison of the 
overall affect of lower, squatter buildings and higher more narrow ones. 

Geometric criteria can be developed for sun and daylight access and there are theories about the 
psychologically acceptable width to height ratio for open areas between buildings, such as streets and lanes. 
While the geometric assessment of buildings and spaces can inform designers about the amount of daylight 
and sunlight that would be available, it is a matter of personal or societal opinion about how much sunlight 
or daylight a living room should enjoy or how far one person’s window should be from another’s. It will take 
the analysis of the specifi c models of potential development and thorough review of specifi c development 
proposals in the precinct to establish a community opinion about the acceptability of such standards. This 
report can illustrate the implications of a variety of heights and forms of development across the precinct and 
itemize the issues that need to be addressed

To achieve this, the development opportunities for the precinct can be assessed at four scales.

Firstly, there are the opportunities presented by individual and groupings of lots. This is where the 
height, form and density primarily affect the suitability and livability of individual or groups of buildings. The 
investigation in Section 3.3 of this report informs this scale of development. 

3. EVALUATION OF CITY ANALYSIS & 
PROPOSED MODIFICATIONS
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Secondly, there are a number of special sites that may present the opportunity for higher possibly landmark 
buildings. These buildings must be carefully assessed for they could have a detrimental impact on the overall 
distinctiveness of the precinct as described in the appendices to this report. 

Thirdly, there are the opportunities that occur at the larger scale in sub areas of the precinct. There are two 
categories of sub areas: Those where little change is anticipated; and those where much change can be 
anticipated. The former are the established historic districts of Gastown and Chinatown, and the latter are 
areas where there are numerous lots, often in groups, that have redevelopment potential. This is where the 
scale, form, character and livability of an area or neighbourhood could be most affected by the search for 
additional height. 

Fourthly, there are the opportunities that occur at the whole precinct scale. This is where the choices made 
at the lot and the sub area scale combine to create a vision for the whole precinct. 

It is recommended that rather than the complex and often ambiguous criteria suggested by staff the following 
questions be asked about the different scales of development illustrated in the scenarios and that these 
same questions guide the development of alternative scenarios.  The questions can in fact be used as the 
criteria both to design the scenarios and to evaluate them.

(References to the related City criteria (Appendix C) are made, as follows: Organizing Principles are referenced P with the associated principle 

number, e.g. P1 is,” distinct neighbourhood”; Evaluation Criteria are referenced E with the associated criteria number, e.g. E3 is, “streetscape 

character”; Special Sites Criteria are referenced SSi for “identifi cation criteria” or SSe for “evaluation factors”, with the associated criteria number, 

e.g. SSe2 is, “avoid shadowing public open spaces”.)

1. Does the building or group of buildings provide acceptable accommodation for the intended 
occupants and have regard for neighbouring properties? How well does it perform in the following 
areas? (The items listed below are also relevant to the evaluation for architecture and building 
typologies and are therefore repeated and included in the criteria listed in Section 3.3.1)

Amount of accessible natural light.a.
Amount of accessible sunlight to living areas.b.
Amount of accessible natural air/cross ventilation.c.
Noise attenuation between units and from outside.d.
Amount of privacy of living accommodations.e.

Attractiveness of views from accommodations.f.
Amount of outdoor private space.g.
Amount of indoor/outdoor shared community space.h.
Capacity to accommodate a broad range of unit types.i.
Capacity to accommodate a diversity of uses and programs.j.
Compatibility with adjacent historic or character buildings. (P7 & 8) (E3)k.
Compatibility with other adjoining building typologies.l.
Fits a variety of available lot sizes.m.
Fits existing bylaw requirements.n.
Amount of density achieved on the site. (E8)o.
Amount of shadowing on nearby open space. (E2 & 4)p.
Capacity to conceal additional height.q.
The building contributes to the distinctiveness of the area. (P1, 2 & 3)r. 

2. Does the higher building (special sites) provide a positive addition to the overall, urban design of 
the precinct and have regard for the following?

Building is in a signifi cant urban design, functional or symbolic location. (SSi1)a.
Building does not overshadow or over dominate nearby buildings or open spaces. (SSe2&4)b.
Building will not confl ict with another landmark building in the precinct. (SSe5)c.
Building will not confl ict with scale of adjacent areas. (SSe3) d.
Building will not confl ict with City view protection (view cones), or high buildings policies. e.
(SSe1&6)
Building does not harm the distinctive character of the precinct. (SSe6)f.

3. Do the sub areas that are subject to signifi cant development provide safe, convenient and attractive 
environments for a variety of occupants with diversity of social and economic circumstances, and for 
needed local services and for public enjoyment of streets, lanes and open spaces, and have regard 
for the following?

Amount of light, air and sun on local streets. (E4&6)a.
Sense of scale and enclosure in public areas from adjoining buildings. (E5&6)b.
Sense of security from the presence of people and “eyes on the street”.c.
Availability of a diversity of accommodations for residents and businesses.d.
Availability of a diversity of local retail services.e.
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Availability of local passive and recreational public open space.f.
Successful Incorporation of historic and character buildings into areas of new development. g.
(P7&8)
Successful incorporation and degree of enhancement of the existing built form and open space h.
elements described in Appendices A & B. (P9) (E2)
The height of buildings is a product of the livability objectives under questions 1 and 2 and i.
compatibility with adjoining buildings and the overall height intentions of the area. (P5&8)
The development contributes to the distinctiveness of the precinct. (P1, 2, 3&5)j.
Amount of density achieved in the area. (E8)k.

4. Does the precinct provide a distinctive place in the city that is a safe, convenient and attractive 
environment for a variety of uses and occupancies, with livable accommodation and services for 
people of a diversity of social and economic circumstances and have regard for the following? 

Degree to which precinct is recognizable as a distinct area of the city. (P1, 2&3)a.
The overall balance and clarity of purpose of expression achieved between the general height b.
and pattern of development and existing and new landmark buildings. (P5, 6&10 to 13)
Degree to which different character areas are distinguishable in the precinct. (P6)c.
Successful incorporation and enhancement of the existing built form elements described in d.
Appendices A & B. (P9) (E1)
Availability of retailing and services suffi cient for the population of the precinct.e.
Availability of adequate passive and active recreational space for the population of the f.
precinct.
Availability of sunlit public open spaces including streets and lanes.g.
Amount of density achieved on the precinct. (E8)h.

3.2 Sub Area Scenarios
The City has identifi ed six sub areas with three scenarios of proposed building heights as set out in Diagram 
5 and the table that follows.

Diagram 5: Sub Areas
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SUB AREAS
SCENARIO 1:
Existing Zoning

SCENARIO 2:
Moderate
Height Increase
(20% Increase)

SCENARIO 3:
Signifi cant
Height Increase
(50-80% Increase)

Gastown
(Water St.)

75’ 75’ 75’

Victory Square
(western cluster)

70’ -100’ 120’ 150’

Hastings
(including 0-100 block of Pender)

100’ 120’ 120’

Main St. North
(including 100 block of Cordova 
and Pender)

100’ 120’ 150’

Chinatown HA-1
(Pender St.)

50’ - 65’ 75’ 75’ (west of Main)
120’ (east of Main)

Chinatown HA-1A 90’ 120’ 150’

The three scenarios test a number of alternative height variations across the precinct sub areas. The computer 
models produced by staff illustrate strikingly homogeneous patterns of development for each sub area at the 
heights shown in the above table.

In fact, the reality of specifi c site conditions and the wide range of architectural form that is possible will 
generate much more variety than captured by these three scenarios. This will create greater variety of form 
and height, more in scale and compatible with the people who will visit, live and work in the area. This reality 
has been more accurately modeled to be able to determine the actual impact of these scenarios. In fact 
more subtle variations of the scenarios begin to emerge when the computer modeling of various building 
typologies and heights are combined with the new evaluation criteria to develop new scenarios. This is 
described later in Section 3.3.

The Study Terms of Reference requested specifi c comments for the following elements. 

Clarity/legibility of sub areas within the precinct and of the precinct within the city.a.

Staff has proposed six sub areas within the precinct. Apart from the Gastown sub area, and the 
western portion of Pender Street in Chinatown, these sub areas appropriately encompass the areas 
containing the highest concentrations of developable sites. They therefore provide a good base on 
which to test various height scenarios, which is what the chart above accomplishes. 

These sub areas could also be seen as future study areas within which more precise design 
guidelines would be produced to guide future development. In that vein it is suggested that the 
Victory Square sub area be expanded to include the developable sites to the south of the Square, 
even though they are outside the Historic Precinct Study area. Victory Square is an important and 
distinctive place within the precinct and new development at all its edges can, with sensitive urban 
design, do much to further enhance its role as an important urban square in the precinct. 

Scale in relation to permanent buildings within the block or sub area. b.

All scenarios need adjustment to refl ect compatible relationships between permanent and new 
buildings. New modeling has been provided in the 3D model and urban sections (see Appendix I) to 
illustrate these adjustments.

Shadowing on streets and important open spaces. c.

New modeling has been done to show the extent of shadowing throughout the precinct as a result 
of the various heights proposed. Judgments about the acceptability of these impacts can be made 
through the use of the new assessment methodology proposed in this report and will largely depend 
on individual opinions. Further commentary and opinion on these matters is included later in this 
section and Appendix D. 

Sense of street enclosure.d.

The report provides commentary and opinion on these matters in this section and Appendix D.  
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Contribution to city skyline from identifi ed points.e.

The computer modeling will show the skyline from as many locations as desired. The three 
scenarios only affect skyline, view cones and the City’s high building policies when special sites are 
added. This is dealt with in some detail in Section 3.4.  

3.2.1 Conclusions about the Scenarios (See also Conclusions on Typologies in Section 3.3.2.)

While the report focuses on the question of height, it is more accurate to focus on the question of higher 
density of development. As the permitted density in the precinct is already in the range of 5 FSR, signifi cant 
additional density over what is already permitted will be extremely diffi cult to achieve without signifi cant 
change in the character of the area, as well as signifi cant change in acceptable livability. This has to be 
balanced with the primary principle of maintaining the existing distinctiveness of the precinct.

DENSITY AND URBAN FORM

The two higher density scenarios tested by staff seem to have the goal of squeezing density onto the sites 
while keeping heights as low as possible.  City staff proceeded on the basis that the high-rise on podium 
model employed throughout the Downtown South neighbourhood is not appropriate for this area. The highest 
density in Downtown South is about 5 FSR. The only way to increase the densities in that typology would 
be to raise the podium levels, increase the tower fl oor plates and/or add extra height to the towers. In the 
historic precinct it has been established that the distinctiveness of the area is partly derived from the taller 
street wall characteristic of most of the streets. With an acceptance of a taller street wall and new carefully 
designed building typologies, densities above 5 FSR can be achieved. The density that is acceptable will 
depend signifi cantly on the answers to the questions posed in Section 3.1 and 3.3.

In this report, new typologies are being conceived that show buildings from 75ft to 150ft in height that are 
designed to maximize site coverage and density while seeking an acceptable level of livability as defi ned 
by the answers to the assessment questions posed in Section 3.1. As densities increase excellent building 
design becomes even more of an imperative.

DENSITY AND LOCATION

The staff has also considered some special sites where signifi cant additional height might be feasible. While 
the search has been for sites considered appropriate from an aesthetic urban design point of view, another 
important criterion must be to determine where are there sites that could be consolidated to provide the area 
needed to accommodate a realistic high-rise tower. Such sites need a minimum of 120 ft frontage. There are 
perhaps 36 of those in the Historic Precinct. Given a higher podium, say 6 storeys, and a high-rise above, 
the density on the site could rise signifi cantly above 5 FSR. It may be that a 6 storey podium level with well 
spaced high-rise towers will provide a more livable form of development than highly concentrated buildings 
up to 120ft, or especially 150ft in height. 

High-rise buildings along Main Street and in the southeastern portion of Chinatown seem feasible and 
potentially benefi cial to the opportunity for gaining community benefi ts through increased height and density. 
However, it appears that such towers would impinge on the Main Street view cone. This view cone seems 
unusually and unnecessarily wide and should be reviewed with the high-rise opportunities in mind.

DENSITY AND LIVABILITY

There will be considerable concern that the higher, more dense massing of some of the sub area scenarios 
may be inappropriate for the Vancouver environment when, sometimes for long periods of time, the skies 
are overcast and the daylight diminishes to levels that some people claim are depressing. With some of the 
denser typologies being considered, buildings must rely on streets and lanes for their separation and light 
and air. When those streets are lined with 75ft high buildings, and we have examples of that, there is usually 
an acceptance and even pleasure experienced at the sense of enclosure, the “eyes on the street” and the 
general urban scale. At heights above that there is an increasing sense of visual congestion, which, at 150 
feet, may be considered overwhelming. People will vary in their acceptance of the urban character that may 
emerge, depending on their own experience and living space preferences. Their opinion will be informed by 
the modeling and assessment methodology suggested in this report. 
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DENSITY AND POPULATION

The current population of about 4,000 could triple even within existing density regulations. Some scenarios 
could generate populations in excess of 20,000 people. As densities increase and the resident population 
grows, the need for supportive passive and active recreational open space increases and, with the smaller 
apartments that are likely to be a signifi cant component of these higher density developments, community 
facilities and services will be most important. These must also be planned and located in the scenarios. 
While higher densities may be a desirable in certain circumstances, they must be carefully crafted to ensure 
that overcrowding, either of buildings or people, does not occur. 

THE THREE SCENARIOS AND AMPHITHEATRE SCENARIO

The three scenarios developed by staff as a starting point for the HPHS correctly allocate different heights 
to each of the sub areas to refl ect their individual distinctiveness and varying opportunities for development. 
However, they do not do justice yet to the opportunity that a wider range of building forms can bring, or to the 
desirability of achieving a more subtle integration of the new forms with existing development that will remain. 
These broader opportunities provide a more extensive range of scenarios that are worth investigating. They 
suggest a variety of forms of patterning in each sub area and, with careful placement of a variety of taller 
buildings on sites not identifi ed by staff, the possibility of new urban shaping that can bring new forms of 
distinctiveness to the precinct, while enhancing existing elements of distinctiveness. The location of the 
precinct provides unusual opportunities for sculpting the built form to exploit the northerly views of ocean and 
mountains and the southerly views of False Creek and sun penetration. The potential amphitheatre effect 
around the Gastown and Chinatown core areas could be dramatic. 

This ‘amphitheatre’ scenario presents the opportunity to create an urban environment that slowly rises and 
steps up from the waters edge of Burrard Inlet. Gastown would remain low in its building form, while adjacent 
areas would be terraced up to afford most of the tenants’ views overlooking the historic precinct and towards 
the water and the mountains. The resultant higher urban built form towards the southern edge of the precinct 
is seen to be compatible with adjacent existing developments. At its western edge (west of Victory Square), 
eastern edge (east of Columbia Street) and southern edge (south of West Pender Street)  a pattern height 
of up to 150’ and taller buildings on special sites of  200’+ would be conceivable for this scenario.   See 
Appendix I for sections showing the topography and the ‘amphitheatre’ scenario.

To summarize, there are many ways to interpret physical urban design issues from an aesthetic point of 
view, and there will no doubt be signifi cant discussions about the scenarios that are presented on this score. 
What is most important is the livability achieved by each alternative scenario. The evaluation therefore has 
to concentrate on the question of livability.

3.3 Architectural Typologies
Architectural typologies are defi ned here as massing models or bounding volumes. They do not consider built 
architectural form or material concepts, but create idea outlines for future interpretation and development. In 
order to evaluate both given, improved and new architectural typologies, specifi c criteria in response to the 
particular conditions of the precinct and urban living today and in the future, have been developed. 

Considering the large quantity of existing narrow building sites, particular attention should be given to the 
issue of fairness in future by-laws and design guidelines. The consultants suggest rethinking the computation 
for FSR (Floor Space Ratio). Small sites, particular 25’-33’ in width are at a signifi cant disadvantage in their 
developability, because of their disproportional high amount of circulation and common space that limits 
sellable/rentable space within the FSR calculations. 
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3.3.1 Criteria for Architecture & Typologies 
To assist in evaluating the typologies, the following list of criteria has been developed.  These criteria have 
been used to evaluate the typologies in Appendix E, which provides detailed analysis of each typology listed 
under Section 3.3.2 and Section 3.3.3.

LIVABILITY

Within the framework of urban densifi cation livability is a crucial factor to make city living not just tolerable 
but desirable. Particular consideration in the evaluation of typologies is given to: 

Access to daylight, a.
Access to sunlight in living areas,b.
Access to natural air/cross ventilation, c.
Amount of privacy in living accommodations,d.
Attractiveness of views from accommodations,e.
Window front to unit ceiling height and depth ratios, f.
Quiet areas oriented away from urban arteries for sleep and/or study with dedicated g.
windows,
Noise attenuation between units and from outside,h.
Access to outdoor private space,i.
Capacity for common/shared amenities and community/residents interaction,j.
Capacity for common midlevel and or roof terraces/gardens,k.
Capacity for fl exible unit layout and use, including live / work options,l.
Capacity to accommodate a diversity of uses and programs.m.

(It is suggested the City develop a livability index/guidelines, possibly relating to the EcoDensity initiative.)

UNIT TYPES

It is anticipated that there will be a broad demographic range of future residents in the area with widely 
different needs for residential and offi ce unit types and sizes. Particular consideration in the evaluation of 
typologies is given to:

Capacity to generate broad range of unit types and sizes, for both market and non market a.
conditions.

PROGRAMMATIC MIX

It is anticipated that there will be a broad demographic range of future residents in the area with a broad 
range of needs for spaces that can accommodate future needs for community services. In addition the area 
will serve as an exciting future destination for the cultural and social life of the city. Future developments need 
to incorporate a broad range of functions due to the availability of developable land and to serve community 
needs. Particular consideration in the evaluation of typologies is therefore given to capacity to accommodate 
a broad range of uses and programs including:

Housing incl. Condominiums / Stratas, Market Rental, Social Housing, SRO, Rehabilitationa.
Offi ce Spacesb.
Commercial / Retailc.
Cultural spaces (Theatres, Galleries, Library)d.
Community spaces (Centre, Daycare, Schools, Pools, Health Clinics, Soup Kitchen …)e.
Institutional facilities ( Education, Administration, Police, Courts …)f.
Recreational facilitiesg.
Public marketsh.
Events facilitiesi.
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COMMON AMENITIES

Particular consideration in the evaluation of typologies is given to capacity to suffi ciently accommodate 
appropriate common amenities and facilities such as: 

Roof garden, gym, playroom, business centre etc.a.

STREETSCAPE

Within the district the streetscapes vary substantially in both height and character. Particular consideration 
in the evaluation of typologies is given to:

capacity to adapt to range of streetscape, a.
capacity to generate varying heights in response to existing conditions, in particular the b.
adjacency to heritage buildings,
alternative capacity to modulate streetscape itself in order to redefi ne it, c.
capacity to conceal additional height where applicable,d.
overshadowing.e.

(See the streetscape photomontages included in Appendix H.)

COMPATIBILITY WITH OTHER TYPOLOGIES/HERITAGE SITES 

Capacity to coexist with historic buildings,a.
Capacity to coexist with other typologies, b.
Capacity to form hybrid typologies with other typologies and vertical development.c.

APPLICABILITY TO EXISTING STOCK OF AVAILABLE BUILDING SITES 

Capacity to be implemented within the range of 25’ to 400’ wide building lots, a.
Capacity to adapt to varying characteristics of building sites,b.
Capacity to be applicable in various increments of lot consolidation.c.

ENHANCES UNIQUENESS OF PRECINCT

Capacity to enhance the unique wualities of the precinct including variety of building forms, a.
historic scale, diverse streetscapes etc.

DENSITY / FSR

Evaluation of FSR (Floor Space Ratio).a.

Other Considerations
In addition to the criteria listed above for the evaluation of typologies, other factors that should be considered 
when evaluating architecture and typology in the historic precinct include: 

ROBUSTNESS

The Study acknowledges the need to establish manageable, fair and robust by-laws and guidelines. Yet 
the varying conditions in the precinct and the needs for incremental implementation require rules that can 
facilitate and reward quality design that is responsive to the particular conditions of its specifi c location. 
Particular consideration in the evaluation of typologies is therefore given to:

Possibility to implement typology through simple and robust design guidelines that facilitate a.
design quality and adaptive capacity of the typology.
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DENSITY/POROSITY > QUALITY/VALUE

Within the context of urban densifi cation and the pressing issues of livability, affordability and sustainability, 
the criteria above should be best integrated into future guidelines that relate and balance measurable and 
qualitative aspects. These new guidelines should co-evolve with the cities attempt for future densifi cation.

Porosity is here defi ned as an architectural concept that integrates qualitative livability aspects in response 
to the issue of urban densifi cation. Within this concept, increased building volumes greater building depths 
and heights, are offset through higher porosity with a greater degree of openness, increased degree of 
indoor/outdoor relationship, greater degree of permeability . 

Increased livability and central urban living, made desirable, leads to a substantial reduction in commuter 
traffi c. While an increased building envelope has disadvantages from both construction economy and building 
energy performance perspectives, it can generate signifi cant additional value for desirability and  fl exibility to 
accomodate an increased range of live and live work scenarios. As cities densify the discussion can no longer 
be about effi ciency, but must include the discussion about how we live, work and play when we live closer 
together and in more compact quarters. This issue can also be understood from an opposite perspective 
if one imagines to combine homes that would typically defi ne sub-urban sprawl. In the dense metropolis, 
the porous building then presents actually a signifi cant reduction in the building envelope’s quantity and 
complexity. 

In summary, the Density/Porosiy criterion facilitates in the evaluation as how a particular architectural spatial 
organization or typology strikes a balance between the incorporation of necessary qualitative aspects, while 
carefully mitigating increases in complexity and generating additional social, cultural and economic value. 

3.3.2 Evaluation of the City’s Typologies
To assist in comparing the typologies, each typology has been assigned a descriptive title, which is referenced 
below and throughout the report.

Typologies given from the City:

City “Two Tier” 70’ (100’ at back) / 70 (120’ at back) / 70’ (150’ at back)!"

City “Alphabet Type” 100’ / 120’ / 150’!"

City “Tower at Back” 100’ / 120’ / 150’!"

City “Varied Street Wall” 100’ / 120’ / 150’!"

Detailed analysis of each typology, including a breakdown of calculations and numerical evaluations, are 
provided in Appendix E.

3.3.3 Improvements & Alternative Typologies
The given typologies have signifi cant shortcomings for the development of the area. Each typology is in itself 
too rigid and uniform to respond qualitatively to the range of evaluation criteria. An insertion of the given 
typologies into 3D model showed clearly that these typologies would dominate their context, while at the 
same time being inadequate with regards to livability and their capacity to accommodate a larger range of 
uses.

In order to improve these typologies strategies have been developed to generate more adaptable typologies 
that can:

Be modulated to respond to the various site characters of width and adjacency; !"

Integrate qualitative aspects to increase livability through items such as width to depth proportions, !"

building organization, courtyards, common gardens and amenities; 
Be more adaptable to various streetscape through height modulation; !"

Mitigate overshadowing of streets and lanes, and potentially create hidden building volumes in order !"
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to unlock additional development potential, through setbacks and alternate building volumes; 
Create larger/higher building bases to better integrate programs, other than residential, such as !"

offi ces, public markets, schools, daycares and social and cultural amenity spaces.

Using these strategies, improved typologies have been developed. These new typologies are listed below 
and described in more detail in Appendix E.  For Typology  “Varied Street Wall” an improved typology has not 
been created. Instead the possibility of street wall modulation has been more generally built into the other 
improved typologies.

Improved Typologies:

From ‘Two Tier’  to  ‘Courtyard’ typology 70’ (70’) / 70’ (100’) / 100’ (120’)!"

From ‘Alphabet’ to ‘Striated’!"

From ‘Tower at Back’ to ‘Alternating’!"

Alternative Typologies

Alternative Typologies were developed to further expand the range of building typologies deemed desirable 
or necessary to create a varied and qualitative environment for the precinct. In addition, typologies for special 
sites for potentially high buildings were not given, have therefore been developed anew.

Max Volume – Max Porosity!"

Vertical Layering!"

Tower (s): !"

Slender with shifts and turns, as special shapes, twins and beyond.!"

‘Side or Shift’!"

‘Turn and/or Shape’!"

‘From Street and Plaza’!"

‘Chinese Cultural Centre (CCC)’!"

3.3.4 Conclusions on Typologies
The study of the ‘improved’ typologies has shown that there are a great variety of building organizations 
and typologies available that can best adapt to a particular location and situation. The typologies also show 
their capacity to be transformed in scale, depending on the size of the available site. The introduction of 
openness, porosity, orientation and common green roofs and amenity spaces can signifi cantly increase 
livability. A typology’s capacity to adapt to the issues of varying streetscape, coexistence with other buildings 
including heritage, height, the incorporation of other community or commercial programs are critical for the 
viability of the city. The typologies developed here show that there is no single typology that can serve all 
purposes. Instead, both a systematic use of criteria and the exploration of variation can lead to a signifi cantly 
increased vocabulary for the urban environment, and specifi cally for the adaptation the numerous conditions 
of the Historic Precinct. It is recommended to use the ‘improved’ typologies as a point of departure for the 
further exploration and development of a greater range of building types.
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3.4 Special Sites
Staff has identifi ed nine sites as having certain qualities that suggest higher buildings above current policy 
limits that may be acceptable depending upon the public benefi ts they can provide. Sites considered were 
only those that may be redeveloped based on staff’s analysis of the area (i.e., not on Vancouver Heritage 
Register, not designated SRO hotel). These are shown below in Diagram 6, Possible Special Sites.  

Diagram 6: Possible Special Sites

City staff’s proposed identifi cation and evaluation criteria for special sites are set out below.

CITY’S IDENTIFICATION CRITERIA
1 Markers: Sites might qualify for higher built form  to enhance urban legibility, based on the following 

criteria:
a. Highlight street structure particularities, e.g.

  i) termination of axial views or street-ends
 ii) location of grid shifts
iii) important intersections.

b. Mark the boundary where a major route crosses from one identifi ed area and another, where the 
boundary is not already evident by two areas being different in built form.  (aka “gateway”)

c. Express high activity  particularly at particular location. (aka “node”)

d. Mark important social, cultural, or historical locations.

Note: it is not implied that landmarks are necessary in all these situations; only that the sites meeting the criteria may be suitable.

2 Transitions: Sites might qualify for higher built form as a transition, where they would not stand out 
because they would be viewed among other tall buildings. (Note: this would imply a blurring of the 
boundary mentioned in 1 b. above)

For the possible special sites identifi ed, see table on next page.

CITY’S EVALUATION FACTORS

Evaluation based on the following factors will modify the number and location of sites considered, and 
the maximum heights considered.

1 Avoid exceeding adopted view cone height 
limits.
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2 Avoid shadowing public open spaces (Pigeon Park, Dr. Sun Yat Sen garden and park, Andy Livingston 
Park) at high use times (defi ne these).

3 Avoid disrupting a highly coherent block (i.e. both block faces) of permanent buildings (including VHR 
buildings and later permanent buildings).

4 Effect on the visual experience of key public spaces such as Dr. Sun Yat Sen Garden, Victory Square 
or others.

5 Avoid diminishing visual signifi cance of existing landmarks (e.g. Woodward’s development) through the 
number, height and form of new landmarks.

6 Avoid reducing the historic precinct as a clearly distinct low-to-mid-rise area in the overall built form of 
the core of the city, and be reasonably consistent with the recommended skyline underlying the City’s 
adopted Higher Buildings Policy. 

The following is a table developed by City staff listing the nine sites selected and evaluated using their 
identifi cation and evaluation criteria.

SITE IDENTIFICATION 
CRITERIA

PARTICULAR EVALUATION 
FACTORS

1 398 Richards
Richards and W Hastings -  NE 
corner
Mr. Big and Tall 

2 transition site 1. view cones
3. disruption of block

2 422 Cordova
Richards and Cordova – SE 
corner

1 a ii grid shift
2 transition site

1. view cones

3 454 W Pender
Richards and Pender – SE 
corner

2  transition site 1. view cones
3. disruption of block

4 175 Cordova
Cordova and Cambie – NE 
corner

1 a ii grid shift 

5 300 W Hastings
Hamilton and W Hastings – SW 
corner

1 a i termination of axial 
view

1. view cones
2. shadow open space-- Vic Sq
4. visual experience of public space--Vic 
Sq

6 21 W Pender 
Taylor and W Pender –NE 
corner
BC Electric 

1 a i termination of axial 
view (Taylor, minor)
1 a ii grid shift
1 b mark boundary 
(confl uence) of areas
1 d mark historical site 
(car barns, CPR ROW)

1. view cones 
2. shadow open space: Pigeon Park
4. visual experience of public space – 
CT Gate, Dr. Sun Yat Sen Garden
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SITE IDENTIFICATION 
CRITERIA

PARTICULAR EVALUATION 
FACTORS

7 8 East Pender 
Chinese Cultural Centre

1 a i termination of axial 
view
1 d mark cultural site 
(CCC)

4. visual experience of public space – 
CT Gate, Dr. Sun Yat Sen Garden

8 105 Keefer 
Keefer Triangle

1 a i termination of axial 
view (north from Quebec)
1 a ii grid shift (Quebec, 
Columbia)
1 b mark boundary 
1 d mark cultural, historical 
site (Keefer triangle)

1. view cones
4. visual experience of public space 
– Keefer Triangle, Dr. Sun Yat Sen 
Garden

9 620 Columbia
Chinatown Parkade

1 b mark boundary 1. view cones
4. visual experience of public space – 
Keefer Triangle

Note: A number of sites along the edges of Chinatown were considered for inclusion on the basis of 1b mark boundary.  However, it was 

decided that the built form of Chinatown itself would be distinctive enough compared with what lies to the east (RT-3) and south (FC-1) 

that taller forms were not needed to mark the entry to the area.  (796 Main - NE corner Main and Union; 737 Gore –NW corner Gore and 

Union; 555 Gore NW corner Gore and Keefer; 419 Gore SW corner Gore and Hastings)

The identifying criteria and the evaluative criteria proposed by staff are appropriate and comprehensive. 
In addition the selected site must be of suffi cient size to accommodate a high-rise. This would normally 
require a site with a frontage of at least 120ft.  It is possible to conceive of a circumstance where a special 
zoning could be given to an individual development on a narrower lot, where the normal setback to adjoining 
property could be waived.  Recommended modifi cations to these criteria are contained in Section 3.1.1.

Using City staff’s identifi cation of the sites the following chart provides a further evaluation by the consultants 
of the sites selected.

SITE CONSULTANT  EVALUATION

1 398 Richards
Richards and W Hastings -  NE 
corner
Mr. Big and Tall 

A higher building at this location would extend the downtown scale 
and form into the precinct, dissipating the strongly formed edge to 
the precinct and altering the distinctive patterning of its lower building 
plane.

2 422 Cordova
Richards and Cordova – SE 
corner

This would have the same precinct weakening impact as the other 
potential higher buildings along Richard Street and intrude into the 
entrance and scale of Gastown. 

3 454 W Pender
Richards and Pender – SE 
corner

Same effect on the precinct edge as the two previous sites. A high-
rise building would disrupt the scale and character of this block and 
begins to impact the open space of Cathedral Square at Richards 
and Dunsmuir, which needs to be considered at the same time as 
precinct planning. 

Site Evaluation

4 175 Cordova
Cordova and Cambie – NE 
corner

This would signifi cantly intrude into the Gastown scale and character 
and compete with the Woodward’s Tower. 

5 300 W Hastings
Hamilton and W Hastings – SW 
corner

This would potentially compete and dissipate the signifi cance of the 
Dominion Building and its relationship with Victory Square. However, 
a sensitive design could provide an attractive architectural feature at 
this corner, signifying the presence of Victory Square over a  wider 
area, provide a focal point looking east along Hastings Street and be 
designed to complement the Dominion Building rather than compete 
with it. It would be suffi ciently separated from the Woodward’s towers 
not to be too disruptive.



Historic Precinct Height Study 2008

THE spaxman
L W P A C   Lang Wilson Practice in Architecture Culture Inc.

CONSULTING GROUP LIMITED

25

SITE  CONSULTANT EVALUATION

6 21 W Pender 
Taylor and W Pender –NE 
corner
BC Electric 

While separate from the Woodward’s towers it would appear to 
further extend the downtown high-rises into the precinct area. It would 
appear alongside the Woodward’s tower in the important new view 
of that building looking east along Cordova from Richards Street. It 
would add further oversight to Dr. Sun Yat Sen Garden and cast a 
shadow over Hastings Street and Pigeon Park. 

7 8 East Pender 
Chinese Cultural Centre

While extending high-rise into the precinct area, shadowing important 
historical Pender Street and further overlooking the Chinese garden, 
it is a  culturally important  site and could be symbolic at that location. 
It is removed from other high buildings and does not weaken any 
precinct edges. The site is large enough to permit careful siting and 
sensitive design of a larger building. It is also large enough for a pair 
or composition of towers.

A broader, more interesting pattern is conceivable if one considers 
the design of these three (7, 8, 9) Chinatown sites as a linked series 
of towers. A series of towers, starting with a low one in the southeast 
part of Chinatown and then progressing through increasingly higher 
buildings to the west and culminating in the tallest on the culture centre 
site would introduce a striking urban feature in this neighbourhood 
symbolizing the relationship between the whole of Chinatown and 
the cultural centre. 

8 105 Keefer 
Keefer Triangle

This site has similar potential as the previous one. It is a tighter site, 
perhaps not so signifi cant as the cultural centre. However, buildings 
on both sites would reduce the acceptability of the overall impact on 
the precinct. 

9 620 Columbia
Chinatown Parkade

Similar to previous two sites. 

3.4.1 Conclusions on Special Sites
Of the nine sites identifi ed by staff fi ve are problematic while four have potential for high-rise buildings. In 
fact, the Chinese Cultural Centre site has unusual potential because of its large site, cultural signifi cance, 
and view cone limit of 333’. As noted in the evaluation of the sites there are opportunities to create some 
interesting high building patterns when other sites east of the Cultural Centre are included.  See the table 
below for view cone heights and recommended heights and typologies for all special sites identifi ed.

The City’s view cones place limits on the heights of all of the sites although all could accommodate high-
rise buildings. If all the sites were developed with high-rises it would harm the distinctiveness of the precinct 
and weaken the special presence of the Woodward’s towers. The City’s policy to achieve a dome shaped 
Downtown high-rise pattern would not be signifi cantly altered by these new towers.

However, some of the opportunities for towers on and east of the Chinese Cultural Centre could alter the 
single dome concept of Downtown by creating a smaller dome shape over Chinatown. From an aesthetic 
point of view this may be acceptable.  While the nine sites selected by staff suggest opportunities for high-
rise buildings, other opportunities for high-rise buildings and potentially new urban forms for the precinct are 
discussed in Section 3.2.
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An additional twelve sites have been identifi ed that could either fall into the same category of special sites or 
could be defi ned as vertical extensions of the typical pattern sites with high limitations to 200’.  These sites 
are identifi ed in Diagram 7, Additional Sites.  Details for each site are provided in the table below.

The table ‘Evaluation of Special Sites’ on the next page gives a detailed overview of permissible and 
recommended heights for the nine City sites and additional twelve sites identifi ed by the consultants. It 
further includes recommendations for compatible typologies for each site.

The height evaluation recommendations for special sites identifi ed are based on four main considerations:

Suggested urban form of the precinct (‘amphitheatre’), resulting in additional possible heights along !"
the Main Street axis and the Gore Street edge; stepping down along Richards Street; creating urban 
markers at Victory Square and the Chinese Cultural Centre (CCC); and stepping down eastwards 
from CCC to Main Street.
The possibility for additional height beyond sub area defi nitions, if site is located either west of Victory !"
Square, south of West Pender Street or east of Columbia Street;
Viewcone defi nition limits heights for most sites. The Study recommends discussing possibilities for !"
viewcone exemptions for the CCC site (Queen Elizabeth viewcone) and special sites along Main 
Street (Main Street viewcone).
Evaluation and impact of typologies!"

Diagram 7: Additional Sites
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Number Location Typologies Max. Height View Cone Max. Height Recommended Comments
City

1 398 Richards Street Tower from Street and Plaza 294.3' CS - 402' QE 250' Gradually stepping down towards the water / Use as Office Tower
2 422 Cordova Street Tower from Street and Plaza 361.2' CB - 391.1' CS 200' Gradually stepping down towards the water / Use as Office Tower
3 454 W Pender Street Tower Side or Shift 294.0' CB - 336.7' QE 294' Gradually stepping down towards the water / Use as Office Tower
4 175 Cordova Street Tower Turn or Shape 398.4' QE - 399.3' CS 150' Subgroup with TD and Sun towers
5 300 W Hastings Street Tower from Street and Plaza 316.9' CB - 363.2' QE 316.9' Anchor for Victory Square
6 21 W Pender Street Max Porosity / Public Cultural 326.8' QE - 379.3 CS 120' Cultural Site; Special sites North of Pender, East of Victory Square and West of Columbia should not exceed 120'
7 8 E Pender Street Tower Chinese Cultural 333.3' QE 500' or 2 x 333' Gradually stepping down towards Main
8 105 Keefer Street Tower Side or Shift 329.0' CB - 333.3' QE 329' or 260' Gradually stepping down towards Main
9 620 Columbia Street Tower Turn 327.6' CB - 333.3' QE 250' or 225' Gradually stepping down towards Main

Add. Consultants
10 Main / Keefer NW Tower Shape 150.6' M - 329.1' QE 200' Requires new View Cone definition for Main Street Cone
11 Main / Union NE Tower Side or Shift 154.5' M - 318.0' QE 200' Requires new View Cone definition for Main Street Cone
12 Main / W Georgia NE Tower Side or Shift 149.3' M - 325.0' CB 200' Requires new View Cone definition for Main Street Cone
13 Main / Keefer NE Tower Side or Shift 154.5' M - 318.9' CB 200' Requires new View Cone definition for Main Street Cone
14 Keefer N (close to Gore) Tower from Alternating or Striation 134.4' M - 335.5' CB 150' - 175' Requires new View Cone definition for Main Street Cone
15 Pender S (close to Gore) Tower from Alternating or Striation 138.2' M - 341.2' CB 150' - 175' Requires new View Cone definition for Main Street Cone
16 Pender N (close to Gore) Tower from Alternating or Striation 135.8' M - 347.5' CB 150' - 175' Requires new View Cone definition for Main Street Cone
17 Hastings S (close to Gore) Tower from Alternating or Striation 136.2 M - 352.4' CB 150' - 175' Requires new View Cone definition for Main Street Cone
18 Hastings N (close to Gore) Tower from Alternating or Striation 137.1' M - 300.5' QE 150' - 175' Requires new View Cone definition for Main Street Cone
19 Main / Hastings NE Tower Turn or Shape 140.5' M - 355.8' CB 200' Requires new View Cone definition for Main Street Cone
20 Main close to Cordova SW Tower Side or Shift 147.5' M - 310.4' QE 200' Requires new View Cone definition for Main Street Cone
21 Main btw. Powell and Cordova Tower Side or Shift 151.8' M - 313.6' QE 200' Requires new View Cone definition for Main Street Cone
22 Main btw. Powell and Alex. Tower Side or Shift 159.8' M - 320.2 QE 200' Requires new View Cone definition for Main Street Cone

M = Main Street to North Shore
QE = Queen Elizabeth to Downtown and North Shore
CB = Cambie Bridge to Mount Seymour
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4. CONCLUSIONS & RECOMMENDATIONS

As well as reviewing the staff’s evaluation criteria and their three precinct scenarios and nine special sites, 
the Study has proposed a new system for scenario creation and evaluation and has provided a user friendly, 
interactive three-dimensional computer model of the whole precinct. These products enable the creation and 
evaluation of additional scenarios for the future development of the precinct. 

The recommendations to the specifi c items that were identifi ed in the Study Terms of Reference are, as 
follows:

With regard to the principles and evaluation criteria, a revised evaluation methodology is recommended 1.
focused on the performance of the scenarios at four scales ranging from individual building design to 
overall precinct design. The assessment questions used can also be applied to develop and refi ne 
other scenarios. In addition, a new framework for evaluation is suggested, and is described in more 
detail below.

The sub areas defi ned by staff are appropriate with a recommendation to expand the Victory Square 2.
sub area to include the developable sites to the south of the Square.

With regard to the three scenarios, recommendations are made to develop the scenarios with more 3.
subtlety of form responding to the use of a wider range of building typologies and responding more 
sensitively to the locational environments of the various parts of the sub areas. The importance 
of determining and accommodating needed services and open space from increased densities 
is referenced as is the value of future public assessment to refi ne the scenarios presented. It is 
also recommended that additional high-rise forms and modulation of the new lower rise forms of 
development could exploit the southerly and northerly views and lead to new forms of distinctiveness 
for the precinct.

A new ‘amphitheatre’ scenario is proposed that exploits benefi ts of the distinctiveness of the Historic 4.
Precinct. Additional scenarios, employing more high-rise buildings to the east of the precinct are also 

explored and it is recommended that the Main Street view cone be revised if the high-rises suggested 
in this part of the precinct prove to be acceptable.

The 150ft height scenario would bring in a major new scale to the precinct and will cause 
considerable concern for many people. At that height the impact on sun and shadow is 
unacceptable and the overall general scale is excessive.  In some locations, such as along Main 
Street, special sites could support heights of up to 200’, if the Main Street view cone was amended.
More modeling is needed to assist discussions and resolution of these issues.

With regard to the special sites, fi ve were considered inappropriate for higher buildings, while four, 5.
identifi ed as numbers 5, 7, 8 and 9 in Diagram 6 were noted as having potential for higher buildings while 
preserving the distinctiveness of the precinct. An additional 12 sites were identifi ed for consideration 
as possible special sites or an alternative pattern scenario. 

In addition, the work has shown opportunity for a New Framework for Evaluation of Future Options. 6.
This New Framework is included below as a recommendation for further exploration in the next phase 
of work.
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4.1 A New Framework Evaluation of Future Options 
In addition, the work has shown opportunity for a New Framework for Evaluation of Future Options.  This 
New Framework is included below as a recommendation for further exploration in the next phase of work. 

Following the evaluation carried out in this Study and the apparent limitations of the scenarios, typologies 
and special sites given, the consultants felt the need to develop a new framework for evaluation of future 
options for height and density. 

The new framework suggests that evaluation of future options be based on clearly defi ned parameters in an 
iterative and comparative process. While one could brand this approach a form of parametric urbanism, it shall 
be noted that the judgment for qualitative aspects is not always objective and measurable, but often based 
on individual perceptions and desires. It is the latter, especially given the complex set of stakeholders in the 
area, that make the comparative, discussion based and iterative approach crucially important. Nevertheless, 
the possibility to interactively visualize and evaluate the pros and cons of different scenarios, typologies and 
special sites from various vantage points, through the 3D model, has two signifi cant advantages: 

The decision making process will be, despite the underlying complexity, based on readily accessible 1.
and legible information, and not be dominated by singular agendas; 
The 3D model can be continuously updated and future projects can be created with greater and more 2.
particular responsiveness to the evolving conditions in the precinct.

The framework suggests the notions of responsiveness and refi nement, both in response to the existing stock 
of heritage buildings and also to the process of subsequent change and inevitable emergent form. With the 
framework, not one but several typologies can be used to evaluate the most appropriate response for their 
coexistence, in order to produce, through their permutations and adaptations, a varied urban environment. 
As well, the evaluation of the development of special sites can be carefully studied both in their relationship 
to the sub areas, the precinct and the overall urban built structure.

In conclusion, the framework suggests two additional considerations for the evaluation of future height and 
density options:

RELATIVE HEIGHT

Absolute height defi nes a maximum building height only, while a defi nition of relative height would 
simultaneously consider also the ideas of minimum height, setback height, base height and maximum height. 
It is proposed to compute these height fi gures from the following set of criteria:

Relative height = Adjacency Condition * Avg. Block Height * Sub-district Issues * Livability Index * EcoDensity 
Issues * Base Height 

MODULATIONS AND SECONDARY OPERATIONS

More detailed and generative guidelines (not fi xed rules) should be developed for each factor including: 
Setbacks, Courtyards/Sideyards, Livability Index Guidelines including depth ratios, and mixed use 
parameters.

The visualizations on the following pages show how application of this framework can result in a more
refi ned combination of options. 
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City Typologies"#
Scenario 1 Pattern"#

City Typologies"#
Scenario 1 Pattern"#
Special Sites (City and Consultant Identifi ed)"#

Maximum Build Out Under Current Zoning"#

Consultant Typologies"#
Scenario 1 Pattern"#

Consultant Typologies"#
Scenario 1 Pattern"#
Special Sites (City and Consultant Identifi ed)"#
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City Typologies"#
Scenario 2 Pattern"#
Special Sites (Current Viewcones)"#

City Typologies"#
Scenario 2 Pattern"#
Special Sites (Revised Viewcones)"#

Consultant Typologies"#
Scenario 2 Pattern"#
Special Sites (Current Viewcones)"#

Consultant Typologies"#
Scenario 2 Pattern"#
Special Sites (Revised Viewcones)"#
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Amphitheater Concept (From North)
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Amphitheater Concept (From East)
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Amphitheater Concept (From Southwest)



Historic Precinct Height Study 2008

THE spaxman
L W P A C   Lang Wilson Practice in Architecture Culture Inc.

CONSULTING GROUP LIMITED

35

Amphitheater Concept (From Northwest)
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APPENDIX A
Existing Physical Conditions
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An investigation was undertaken of the historic precinct in order to obtain an understanding of its physical 
characteristics prior to undertaking a review of proposed development scenarios and evaluations of them. 

This section of the report provides a documentation of that investigation and is organized under 12 categories, 
as follows.

1. Urban Place
Diagrams 1 through 3, illustrate the primary physical 
characteristics of the Historic Precinct. They show the 
Historic Precinct as a lower plane of buildings, generally, 
but with some exceptions, under 70 feet in height, 
contained within the fl at, waterfront lands to the north 
and the downtown high-rises and viaduct to the west and 
south.

The precinct is located exactly where the two primary 
street grids of Vancouver meet: The Downtowwn/West 
End grid is shifted approxiately 45 degrees against 
the main city grid. In between the two resides most of 
the Gastown grid, rotated approximately 14 degrees 

against the main city grid. This shift in grids is especially symbolic as each represents an entirely different 
character of builidng patterns. Downtown, predominantly with tower type buildings (250-600ft), Gastown 
with lower and mid-rise historic builings (15- 75ft), and Chinatown and Oppenheimer with a mix of historic 
and more recent commercial development (25-100ft). The grid rotation has also signifi cant implications for 
building orientation, overshadowing of streetscape and overall urban form. From the above it is clear that 
height varies signifi cantly across the precinct, with substantially different building typologies and adjacency 
conditions.

Because references will be made to numerous elements of urban design in a variety of locations, a small 
icon diagram is used to help in identifi cation. The icon is derived from an aerial view of the precinct from the 
southwest, as seen in see Diagrams 2 and 3. A larger version of the icon is shown here. 

2. Landmark Buildings
While high-rises have already spread as far as Pender and 
Richards Street, only the recent Woodward’s development 
with its two very high towers (400ft and 300ft) penetrate the 
plane in the centre of the precinct. 

The shape and size of this development contrasts with the general level of development in the area including 
the two historic, previously stand-out, landmark buildings, namely the Dominion Building at Cambie and 
Hastings (207ft) and the Sun Tower at Beatty and Pender (295ft).

Diagram 2 Diagram 3

    Diagram 1
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While it is a comparatively small building the historically 
and architecturally important Carnegie Centre at Hastings 
and Main is a strong focal landmark in this community. 

3.  Built Form
Diagram 4, Existing Built Form Features, describes the principal physical features within and associated 
with the precinct. It shows the proximity of the downtown high-rises, the higher buildings within the precinct, 
referred to above, identifi es the domed Carnegie Centre at Hastings and Main serving as a focal point for 
the community, and the existing parks and open spaces. The committed future Carrall Street Greenway is 
designed to provide a principal pedestrian and cycle route connecting the Central Waterfront with False Creek 
via Gastown and Chinatown.  Other features included in the diagram are described on the next page. 

4.     Historic Districts
Of great signifi cance in the precinct are the Gastown 
and Chinatown Historic Districts. Both districts contain 
a notable collection of historic buildings arranged as 
continuous street walls. While most of Gastown has this 
characteristic, in Chinatown it is mainly confi ned to Pender 
Street west of Main Street. The Chinatown architecture 
has a special added taste of Chinese architectural detailing. 

These characteristics have been well identifi ed in both areas and the City has enacted policies to protect 
and enhance them. As shown later in this Study, the Gastown character weakens at its eastern side where 
the heritage buildings are more widely interspersed with newer or vacant properties. Chinatown’s more 
important heritage buildings are primarily located west of Main Street and are much more dispersed to the 
east of Main Street.

5. Urban Edges
There are a number of readily recognized urban edges 
where the scale and character of one area contrasts 
signifi cantly with an adjacent area. Such contrasts help to 
give identity to different parts of the city. 

Diagram 4 identifi es a number of edge conditions in the precinct. The edge of Gastown against the rail yards 
to the north is a very powerful urban form signifying an historic circumstance where the land once met the 
water of Burrard Inlet. There is also a noticeable edge between the higher buildings west of Richards Street 
and the lower precinct buildings to the east. In the southern part of Richards Street in the precinct area this 

Diagram 4
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edge becomes less clear and becomes more of a transitional urban form between downtown and the lower 
buildings. At the far eastern end of the precinct there is a noticeable edge between the larger Chinatown 
commercial and residential buildings and the much smaller scale of the Strathcona residential community 
and a further one in the interface between Chinatown and the Georgia Street viaduct. 

6. Gateways and Entries
While all gateways and entries are not always easy to 
identify in the urban context, some of them are obvious and 
generally accepted as such. Four of them are identifi ed in 
the Historic Precinct. The fi rst is the very narrow entrance 
to Water Street and Gastown from the west where, with 
a slight turn in the alignment of the street and a strong 
change in architectural character, from the newer high-rises of downtown to the strong historic street wall 
architecture of Water Street, most people will experience the gateway effect.

The second is where Main Street passes northwards, curving upwards over the bridge from the historic 
district into the broad expanse of the waterfront. The experience of gateway is experienced in both directions. 
The third gateway is where one passes northwards on Main Street, under the gateway bridge of the viaduct, 
at Union Street, into Chinatown. The fourth and most literal one is the formal Chinatown Millennium Gate at 
Pender and Taylor. 

7. Streets
The streets within the historic precinct are major urban 
design elements. While most of them have the historic 
characteristic of a strong street wall and the “saw-
toothed” roof line, they vary considerably in function 
and scale. 

Hastings Street and Main Street with their wider rights of 
way are the principal traffi c streets but are very different in 
character. Hastings is considerably more built up with higher 
buildings than Main Street and carries more commuter 
and general traffi c than Main Street, which is mainly port 
oriented.

Hastings Street was once the premier shopping street in the city and is still a major traffi c entry to the city 
centre from the east, performing a unifying role in the precinct. This can still be sensed in the scale and 
architecture of many of the remaining buildings. However, the drug scene has overwhelmed the street, 
especially between Cambie and Gore and, with a few notable exceptions, the buildings are generally run 
down. Many are boarded up and vacant. However, the remaining buildings still provide the basis of a strong 
street wall with its characteristic “saw-tooth“, a typical feature of the precinct streets. 

The Dunsmuir and Georgia Street viaducts, along with the Skytrain transit line, form a signifi cant barrier 
to the south of the area with the only opportunities for access to the south being at three street locations: 
Carrall, Columbia and Main Streets. 

8.  CPR Right of Way and Pigeon Park 
While the street pattern is clearly an important component 
of the urban shape of the precinct another right of way 
has also affected the shape of development over the 
years. The historic railway right of way that used to serve 
freight traffi c between Coal Harbour and False Creek can 
still be seen in the diagonal cut through the grid pattern of development from Alexander Street and Columbia 
moving south-westerly to Pender and Taylor, where the route can be identifi ed as it continues through the 
interior mall of the International Village development. 
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Much of this right of way has been enclosed by gated, private landscaped yards and even though the right 
of way has been primarily left clear of buildings, it is not immediately obvious how this feature could be 
properly exploited in the future. Pigeon Park is one small triangle of potentially attractive urban park space. 
It is situated on this right of way and is currently fully and permanently occupied by the homeless and 
drug related activities. While it is understood that the City plans to re-landscape the area it may again be 
commandeered by the current users until the social issues are resolved. 

9. Skyline and Views 
From the north, east and south, the precinct skyline is dominated by the downtown high-rises and especially 
the new ones congregating around Abbott and Keefer. Views from the north also include a backdrop on 
the eastern side of the City Gate high-rises at the east end of False Creek. Views from the west across the 
precinct show a continuous extension of the area through low-rise development into East Vancouver. These 
panoramas are shown in the following diagrams.   The Woodward’s development towers currently under 
construction blend in with the backdrop of the downtown from the southwest and north. Where the high tower 
will be most noticeable is from places within Gastown, along Cordova Street and parts of Hastings Street 
where it dominates the skyviews from many locations. 

Diagram 5 Diagram 6

Long-range views of the mountains are protected from 
certain viewpoints within the city. View cones from those 
viewpoints cross parts of the city between the viewpoints 
and the mountain views. 

The historic precinct is affected by several of those view 
cones as illustrated in Diagram 8. Building heights are 
controlled providing for a maximum height of 150ft to 200ft 
east of Main Street, 250ft to 350ft west of Main Street 
with an area in the middle of the precinct, which permitted 
400ft on the Woodward’s site  

There may be a slot across the Chinese Community Centre site where there is no view cone restriction. This 
is to be checked when details become available.

10. Existing Zoning
All development in the precinct is regulated by the existing zoning bylaw. The regulations that apply are 
shown in Diagram 9, Zoning/Subdivision on the following page. What they regulate in terms of height is 
shown in Diagram 10, Existing Permitted Heights. Where two heights are shown it means that while the 
lower height is the normal height limit, additional heights up to the higher fi gure may be permitted through 
discretion provided they meet other requirements of the bylaw. Where a + sign appears after the height it 
means that discretion is allowed to raise the heights above the maximum noted. Any such additional height 
would then be limited by view cone restrictions.

Diagram 7
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Diagram 8



Historic Precinct Height Study 2008

THE spaxman
L W P A C   Lang Wilson Practice in Architecture Culture Inc.

CONSULTING GROUP LIMITED

43

Diagram 9 Diagram 10



Historic Precinct Height Study 2008

THE spaxman
L W P A C   Lang Wilson Practice in Architecture Culture Inc.

CONSULTING GROUP LIMITED

44



Historic Precinct Height Study 2008

THE spaxman
L W P A C   Lang Wilson Practice in Architecture Culture Inc.

CONSULTING GROUP LIMITED

45

APPENDIX A
Lot Clusters, Site Dimensions and Charateristics
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SUMMARY OF DEVELOPABLE LOT CHARACTERISTICS  (Information Current as of March, 2008)
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APPENDIX B
Design Opportunities
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When considering the potential for development in the precinct, regard will have to be given to the existing 
built form features described in Appendix A.  This section will discuss the issues that new development will 
create regarding each of these identifi ed existing built form features. 

1. Urban Place, Urban Form and Landmark Buildings
Diagrams 2 to 4 in Appendix A illustrate the primary physical characteristics of the Historic Precinct. They 
show the Historic Precinct as a lower plane of building, generally under 75ft high. The contrast between this 
plane and the adjacent fl at areas to the north and the high-rise areas to the west and south provides ready 
identifi cation of the precinct. Any development above the general height begins to disrupt that pattern. 

This can be seen in the Woodward’s development where the two towers stand out clearly above the plane of 
the rest of the precinct. Similarly, the Sun Tower at Beatty and Pender and the Dominion Tower at Cambie and 
Hastings stand out above the general planular area and serve as landmark focal points. There is obviously 
a maximum number of occasions where such buildings can act as landmarks, beyond which they loose their 
focal status, and completely change the character of the area. It would not take many more towers to disrupt 
this plane and thereby alter the nature of the precinct.

It is also possible to consider variations to the patterning of this lower precinct plane. Additional heights, 
perhaps to 100, 120 or 150 feet, outside the historic districts may not intrude on the character of those 
districts, and might also retain the fl at plane contrast with the adjacent high-rise areas. At 150ft, the contrast 
between them and the existing focal buildings such as the Dominion Building and the Sun Tower would be 
diminished. Additional modeling will be needed to determine the effect of such a general height change. 

A number of examples exist where new buildings over 100ft have occurred, which, while altering the character 
of the street within which they are built, are not necessarily harmful to the historic districts, although there 
are a variety of opinions about that.  It is possible to consider that the “spine” of Hastings Street, previously 
described as a unifying element of the precinct, can be expressed in this way by allowing a generally higher 
profi le to occur along its length. The additional right of way width and its function give this idea some feasibility. 
The characteristic “saw-tooth” of the roof lines, which is so special to the historic precinct generally, and the 
architectural variety and scale of the different building facades can be maintained within this additional 
height.

Similarly the existing complex roof top patterning to the east of the historic districts and along Main Street 
could be further enhanced and extended with infi ll development to a greater height than envisaged in the 
existing zoning. A variety of maximum heights could be considered ranging between 100 and 150 feet. This 
could take on a transitional form from the core areas of Gastown and Chinatown. 

A number of elements of urban design are affected as one contemplates a higher general plane level and 
more stand-out buildings.  There is a point when the contrast between the scale and character of the old 
area and the scale of the new area is so different that the old area is totally lost, or the heritage buildings 
within the new area become out of scale and lost in the higher townscape created. Modeling is needed to 
determine these impacts.

2. Carnegie Centre
The historic Carnegie Centre at Hastings and Main serves 
as a focal point for the community and, while small in scale, 
has a strong architectural image that should be respected 
by any adjoining or nearby development.

3. Open Space
There are only two signifi cant open spaces within the precinct, 
Victory Square at Cambie and Hastings and the Dr. Sun 
Yat-Sen Garden on Keefer between Carrall and Columbia. 
Pigeon Park is a small but very valuable urban open space 
because of the rarity of such spaces in the precinct. 

Victory Square serves primarily as a resting and gathering place and a venue for ceremonial occasions. 
Sunshine penetration is an important element for this space and any development on the southern, eastern 
and western sides should be limited in height as needed to allow the sun access to the surfaces of the 
square.
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While the landscaping was recently improved by the City and major improvements and restorations have 
occurred to the several fi ne heritage buildings on the north and east sides, there is the opportunity for 
development on the other two sides of this space to create a signifi cant urban square. This would suggest 
street wall buildings fronting on the surrounding streets to frame and more clearly identify the space as an 
urban square.

The Dr. Sun Yat-Sen Classical Chinese garden is a very special urban garden, designed and built by Chinese 
garden specialists for the 1986 Expo. It is a place of spiritual sanctuary. High-rises that overviewed the 
gardens would alter the garden’s atmosphere and would need to be given very careful consideration. 

Before an agreed pattern of development is approved for 
the precinct it will be especially important to assess the 
needs of the anticipated population for passive and active 
recreational purposes. Bearing in mind higher densities are 
being contemplated where private open space may be at 
a minimum, adequate public open space will be especially 
important. The playing fi elds and park area south of the precinct and the waterside park on the north side of 
the rail tracks must also be taken into account. The next phase of the HPHS will examine this aspect.

4. Carrall Street Greenway
A future, but important and committed feature is the Carrall 
Street Greenway. It is designed to connect the Central 
Waterfront with False Creek via Gastown and Chinatown. 
This will become an increasingly important component of 
the central city pedestrian and cycle system. 

Little, if any redevelopment is anticipated to the frontages along that route within the precinct area, although 
the increased usage will likely provide demand for more retail and service uses at grade. The route passes 
through both heritage districts providing users with a unique experience of genuine heritage. This reinforces 
the objective of preserving and enhancing the scale and texture of those heritage features. 

5. Gastown
The Gastown Historic District is already the subject of 
detailed zoning and design guidelines that have been crafted 
to preserve and enhance the district while encouraging new 
development that will enhance the physical and economic 
well being of the area. Any deviations in additional height 
will harm the cohesiveness and attractiveness of the area. 

Examples already exist even within the current guidelines where some modern additions are beginning to 
intrude on the historic cohesiveness of Water Street. In addition, the impact of the Woodward’s towers as 
they rise up above the Gastown street wall alters the visual appearance of Gastown. 

Any higher development within or overlooking Gastown must give consideration to its affect on the historic 
character of Gastown as described in the Gastown Heritage Management Plan. However, another point of 
view suggests there are opportunities, both on the north face of Water Street and to the east side of Gastown 
where the heritage resources are more dispersed, and where new development could occur that varies from 
the historic district bylaw requirements. 

6. Chinatown
The Chinatown Historic District has also been the subject of 
intense study over the years and the current zoning bylaw 
identifi es the policies needed to achieve the preservation 
of the historic character while permitting compatible 
redevelopment to occur in non-heritage locations. 

However, because of the pattern of potential development sites, especially to the east of Main Street, there 
may be opportunities to consider higher buildings in this section of the district. The character of the core of 
Chinatown, on Pender Street and west of Main Street, relies partly on its “saw-toothed” facades and would 
be interrupted harmfully by signifi cantly higher buildings either on the street or rising too closely behind it. 
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Because of the unique architectural character of the heritage buildings in Chinatown, special design attention 
is needed to ensure that infi ll buildings are designed to enhance that character. Texture, materials, detailing, 
colour and proportion are so important on Pender Street. Unsympathetically designed infi ll buildings will 
weaken the strength of this historic district. 

7. Edges
Recognizable Urban Edges are identifi ed in Appendix A, 
Diagram 6, Existing Built Form Features. These can be 
retained and emphasized or altered through redevelopment. 
The northern wall of Gastown as it meets the rail yards is at 
issue in this Study where future development opportunities 
could be considered. 

This involves the possibility of refacing the northern face with higher buildings, set back and out of sight 
of Water Street but exploiting the view potential of that frontage. This will become a bigger issue when 
development of the rail yards is considered. 

The edge between the Historic Precinct and the downtown to the west along Richards Street can be emphasized 
by keeping development low in the adjoining Historic Precinct or softened by allowing some higher buildings 
along the western edges of the precinct. The current difference in urban scale along Richards Street does 
present an attractive contrast between the two areas and adds to the variety of spaces to be enjoyed in the 
city. This becomes less clear further to the south although the edge will become more recognizable as the 
downtown scale moves to Richards Street. 

The very noticeable edge between the larger Chinatown commercial and residential buildings and the much 
smaller scale of the Strathcona residential community and the interface between Chinatown and the Georgia 
Street viaduct are likely to remain and could become further emphasized with higher redevelopment within 
Chinatown.

8. Gateways and Entries 

The entrance to Gastown at Richards and Water Street is a 
special urban experience that relies on the narrowness of the 
entry and the scale of the buildings on the adjoining corners. 
When the garage on the southeast corner is redeveloped it 
will be appropriate that it also coincides with the heights of the existing buildings and be of an architecture 
that is compatible with and enhances the historic character of Gastown. 

A new feature of this Gastown entrance is the Woodward’s 400ft tower that provides a street terminating 
focus to the east. This contrasts with the view, slightly to the north, of the historic Water Street and its treed, 
urban street. Additional towers in this view would harm this affect. 

Where Main Street passes northwards, curving upwards 
over the bridge into the broad expanse of the waterfront, the 
experience of gateway is achieved in both directions. This 
experience could be enhanced with taller buildings on either 
side of the Main Street. 

The gateway consisting of the bridge of the viaduct at the 
south end of Chinatown may or may not be a permanent 
feature of this area. However, a major road intersecting with 
Main Street is likely to remain providing the opportunity for 
higher building forms to emphasize the entrance point. 

Chinatown’s Millennium Gate, at Pender and Taylor provides 
a gateway and archway over the street, which could be 
enhanced by development of the site to the north especially 
if that development extended the street wall character of the 
northern faces of Pender Street to the east and west. This 
site has been identifi ed as a possible special site by staff. 
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9.  Streets
Streets have a variety of roles and functions in the precinct. 
They range from those with a purely local function, some are 
major pedestrian or cycle routes, or major shopping streets, 
and some carry large volumes of through traffi c destined for 
other parts of town, and they vary in the width of their rights 
of way. 

Signifi cant sections of the frontages on Hastings Street and Main Street have development possibilities 
and raise the question as to what density and height of development could occur there. Both streets could 
develop to higher than current regulations. 

This suggests a variety of different higher development massing on those frontages. The result would 
appear like two spines running through the precinct and appropriately signifying their signifi cant role in the 
precinct.

10. Skyline and Views
The City’s view protection polices affect the areas as shown in Diagram 8 in Appendix A where the maximum 
heights permitted throughout the precinct are delineated. It shows that throughout the precinct, buildings 
over 150ft could be considered and in some instances as high as 400 ft. Any buildings higher than 150ft will 
stand out above the generally less than 75ft building profi le of the precinct. They will also compete with the 
current landmark buildings and if there are too many of them they will change the current planular character 
of the precinct. Even more radical would be any building rising above 300ft. This would weaken the symbolic 
separate presence of the two Woodward’s towers, and would require careful evaluation. 

Three levels of impacts will need to be understood. The impact on the intended dome shaped skyline of 
the whole central area of Vancouver, the impact on the specifi c identity of the heritage precinct from public 
advantage points around the precinct, and the impact directly on the public realm and existing and potential 
development within the precinct.
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APPENDIX C
Evaluation of the City’s 
Organizing Principles & Evaluation Criteria
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Organizing Principles
A list of the City’s organizing principles is reproduced below with a brief commentary on each one. Because 
of the extent of the suggestions that this report makes for improvements and refi nements of the principles 
and criteria, those improvements are contained in Section 3 of this report.

CITY’S ORGANIZING PRINCIPLES COMMENT

1 Distinct neighbourhood. The historic precinct 
of Vancouver is a distinct neighbourhood 
with well established neighbourhood 
characteristics that contributes to the 
richness of a variegated city fabric. This 
distinctive-ness should be maintained.

This establishes a primary principle that the 
distinctiveness of the precinct should be maintained. 

2 Distinctive-ness of a neighbourhood 
defi ned. There are many elements that 
contribute to the experiential qualities of the 
historic precinct: its predominant building 
forms, streetscape, building materials and 
architectural expression, its public realm 
treatment, the interaction between sidewalks 
and ground level retail stores, and, most 
importantly, its people.

While this lists some of the elements that should be 
maintained it will be diffi cult to evaluate the success 
of any change without more specifi c identifi cation of 
which elements have value. For example, while the 
public realm in Gastown may be worthy of maintaining 
it is diffi cult to decide what other elements of the 
precinct public realm should be maintained. Similarly 
the interaction between the sidewalks and ground level 
retail stores is successful in a few areas but much of the 
distinctiveness of the street scene is unattractive and 
should not be maintained. Similarly many of the precinct 
people are in dire need of help and that circumstance 
should not be maintained. 

This points to the need to be more precise in identifying 
what specifi c features should be maintained. Appendices 
A and B provide a description of those features.

CITY’S ORGANIZING PRINCIPLES COMMENT

3 Distinctive-ness of the built form. When 
it comes to defi ning the distinct built form 
character of the historic precinct, the most 
important “spatial shaping elements” should 
come from its heritage buildings, its overall 
lower scale pattern of development, its 
historic saw-tooth streetscape and resulting 
sense of rhythm. This historic development 
pattern gives the area its identity and should 
not be destroyed by new developments. 

This suggests that most of the precinct, with its heritage 
buildings, lower scale pattern, saw-tooth streetscape 
and resulting rhythm must be retained. While this 
principle may be appropriate in the core areas of 
Gastown and Chinatown, it may be too limiting on new 
development in other parts of the precinct.

4 Buildings (individually and collectively) 
should create “awareness” of being in the 
precinct, i.e. edge, entry markers, etc. (Kevin 
Lynch…)

Buildings may develop a style that would become 
recognizable as an historic precinct style. This will likely 
occur as a result of guidelines that seek compatibility 
between neighbouring properties and the higher and 
continuous street wall form of development along all its 
streets.

5 Overall built form of the historic precinct 
should be lower than downtown.

While downtown buildings reach up to 450ft and 
buildings closer to the precinct are around 300 ft this 
criteria could be interpreted to mean no higher than 
200ft. Yet the special sites might be higher. 

6 Sub areas. Buildings may be analyzed in 
terms of the urban structure of the precinct, 
i.e. different sub areas have different building 
heights. Generally in the historic precinct, as 
a whole, there should be some consistency 
of building forms, building types and building 
heights (maybe?) (within a moderate 
range?). But there’s room for some variation 
by sub areas.

This is a search for appropriate criteria.
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CITY’S ORGANIZING PRINCIPLES COMMENT

7 In areas with high concentration of VHR 
buildings, heights should generally stay as 
the current height limits, i.e. plus or minus 
70’ to 75’. 

While areas of Gastown and Chinatown are already 
appropriately protected by existing bylaws, there are 
other areas of concentrated VHR buildings outside of 
Gastown or Chinatown where the 75ft height limit may 
be too restrictive. West of Victory Square is an example 
of this.

8 Even in the “change sub areas”, i.e. no 
major concentration of permanent heritage 
buildings, new building forms should still 
be modulated so as to form an attractive 
ensemble with the permanent VHR buildings. 
What are the criteria or principles in this 
regard?

Design guidelines that seek good neighbourly design 
solutions will be needed to achieve this. There will be 
a wide variety of locational circumstances to be dealt 
with.

9 “Edge” of a neighbourhood. Spatial clarity 
of the historic precinct lies in maintaining 
its distinctive “edges”, i.e. streets and 
streetscapes that defi ne the boundary 
between the precinct and the surrounding 
districts. Building along these streets should 
respect the prevailing scale of the area.

While the principle is clear, there is a need to be precise 
as to what is considered to be an edge. Not all edges 
will be along streets. See Appendices A and B for 
identifi cation of edges. There may also be opportunities 
for new edges to be created.

10 Pattern vs. special sites. Acknowledge 
the existence of special locations where 
unique forms and heights may accentuate 
and assist with sense of orientation, visual 
interest, signifying special locations, etc.

It is more appropriate for the principle to acknowledge 
the possibility of special locations rather than their 
acceptance.

CITY’S ORGANIZING PRINCIPLES COMMENT

11 Special sites are “Nodes of Emphasis/
Infl uence” (e.g. Woodward’s or Main and 
Pender intersection)

It seems that 10 and 11 are the same, or could be.

12 Stratifi cation of special sites (e.g. precinct/
city-wide level vs. sub-area level: major and 
minor landmarks. etc.)

Presumably a judgment to this effect can be made 
for existing special buildings. For new sites it would 
include the intention for that site. It is understood that 
the defi ning of special sites in the HPHS relates to 
higher buildings. However, some buildings are special 
and quite short, e.g. the Carnegie Library. 

13 Pattern is maintained when numbers of 
special sites as punctuation points do not 
overwhelm over the entire precinct.

This could be written that the distinctive pattern of 
development in the precinct should not be overwhelmed 
by too many higher punctuation buildings. 

14 Break down massing into smaller components 
for big individual sites.

This is not entirely clear. It probably means that new 
development should be designed to be compatible in 
scale with the character of the area in which it is being 
built.
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CITY’S PRINCIPLES REGARDING DISTINCT VIEWS COMMENT

(These two issues are identifi ed, but City staff has not been 
able to come to a conclusion on them.)

These principles are discussed in 
Section 3. 

1 Examine macro skyline view of the neighbourhood from 
vantage points such as: 

The north shore
SEFC
Cambie Bridgehead
Main/6th

2 View the historic precinct as part of massing transitional 
area in the context of Vancouver’s central area. Contexts 
to take into consideration include:

CBD
DEOD
North False Creek precinct, i.e. City Gate

Sub Area Evaluation Criteria
The criteria listed below have been developed by the City to test the performance of the three sub area 
scenarios regarding urban design fi t at street level.  A brief commentary is provided on each one.

CITY’S EVALUATION CRITERIA FOR THE THREE 
SUB AREAS

COMMENT

1 Responding to sub area function. How well they relate 
to the overall precinct level neighbourhood morphology, 
i.e. in which sub area they are locate and how that sub 
area contribute to the overall spatial identity/clarity of 
the precinct, will differ block to block. Refer to detailed 
description of sub area characteristic synopsis.

Essential to the utility of these criteria is an 
understanding of the functions of each sub 
area. This requires considerable research 
outside the scope of this Study and beyond 
the staff synopsis.   

3 Streetscape character. How they relate to the scale, 
height, building form, grain/continuity of the existing 
streetscape in that block.

Street character varies across the precinct. 
Some streetscapes are worth emulating; 
others are not. A new character may 
emerge on some streets. 

4 Shadowing impact. Try to limit shadowing impact on 
streets and public spaces. Orientation of the street 
(north-south, vs. east-west) plays a role too. Also what 
are the shadowing impacts on surrounding lower scale 
buildings? (we should establish standards.)

The criteria have to be developed. What is 
an acceptable degree of shadowing will be 
a matter of opinion based on studies that 
show the effect of various buildings heights 
on the shadows cast.

5 Street enclosure. Buildings should provide a strong and 
continuous sense of street enclosure. Variables – What 
are the criteria /standards for variable heights? R.O.W 
width vs. building height, street level experience, street 
wall height vs. overall height of building.

 This to be developed. See Section 3.

6 Sense of exposure to the sky. Continue to allow exposure 
to the sky. (We should establish some standards.)

Criteria to be developed. See Section 3.

7 Location within the block. mid-block vs. corner site. Do not see this as criteria. This is more to 
do with the design  of individual buildings 
and their relationship to neighbouring 
properties. See Section 3. 

8 Achievable density. Are there criteria related to this? Criteria identifi ed in 3.1.1 of report.

9 Massing orientation. Massing that refl ects the prevailing 
patterns of historic buildings by emphasizing on vertical 
expression.

This is confusing. The vertical expression 
apparent in many of the historic buildings is 
more a result of the architectural treatment 
than the orientation of the massing. 

CITY’S OTHER CRITERIA COMMENT

Building form should be developable and marketable. The criteria needed to achieve these 
qualities will be to do with design, market 
research and affordability. 

Building form should optimize achievable density (within 
urban design principles) to achieve public benefi ts.

Criteria identifi ed in 3.1.1 of report.
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APPENDIX D
Evaluation of the City’s Three Scenarios
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EVALUATION OF SCENARIO 1

SUB AREAS SCENARIO ASSESSMENT

#1
Existing
Zoning

QUESTION
Do the sub areas that are subject to signifi cant development provide 
safe, convenient and attractive environments for a variety of occupants 
with diversity of social and economic circumstances, and for needed 
local services and for public enjoyment of streets, lanes and open 
spaces, and have regard for the following?

Gastown
(Water St.)

75’ Light, air and suna)

Scale and enclosureb)

Securityc)

Diversity of accommodationsd)

Diversity of local retail servicese)

Public open spacef)

Incorporation of buildingsg)

Existing built form and open h)

space elements
Livability objectivesi)

Distinctiveness of the precinctj)

Amount of densityk)

Excellent. Meets intended policy 
directions
Excellent
Excellent
Good
Fair
Poor. While the streets themselves 
provide a pleasant environment 
for people there are no public 
open sitting areas or parks. 
Excellent
Excellent

Excellent
Excellent
Excellent

This sub area performs well especially in contributing to the distinctiveness of the precinct.

Victory Square
(western cluster)

70’ - 100’ Light, air and suna)

Scale and enclosureb)

Securityc)

Diversity of accommodationsd)

Diversity of local retail servicese)

Public open spacef)

Incorporation of buildingsg)

Existing built form and open h)

space elements
Livability objectivesi)

Distinctiveness of the precinctj)

Amount of densityk)

Acceptable.
This range of building heights 
provides some higher buildings 
while generally maintaining the 
scale of this sub area. 

Excellent
Excellent
Excellent
Fair
Good
Good

Good
Maintained
Some increase possible.

This sub area performs well in areas of allowing some increase in density while maintaining the 
distinctiveness of the area.

Hastings
(including 0-100 
block of Pender)

100’ Light, air and suna)

Scale and enclosureb)

Securityc)

Diversity of accommodationsd)

Diversity of local retail servicese)

Public open spacef)

Incorporation of buildingsg)

Existing built form and open h)

space elements
Livability objectivesi)

Distinctiveness of the precinctj)

Amount of densityk)

Fair
Fair
Excellent
Excellent
Excellent
Poor
Fair
Fair

Good
Good
Some increase

This sub area performs well in increasing the amount and diversity of accommodations and maintaining 
the livability and distinctiveness of the area.
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SUB AREAS SCENARIO ASSESSMENT

Main St. North
(including 100 
block Cordova 
and Pender)

100’ Light, air and suna)

Scale and enclosureb)

Securityc)

Diversity of accommodationsd)

Diversity of local retail servicese)

Public open spacef)

Incorporation of buildingsg)

Existing built form and open h)

space elements
Livability objectivesi)

Distinctiveness of the precinctj)

Amount of densityk)

Good
Fair
Excellent
Excellent
Excellent
Poor
Fair
Fair
Fair
Good
Can maintain it
Some increase

While achieving some density gains it can occur while maintaining the distinctiveness of the precinct. 

Chinatown HA-1
(Pender St.)

50’ – 65’ Light, air and suna)

Scale and enclosureb)

Securityc)

Diversity of accommodationsd)

Diversity of local retail servicese)

Public open spacef)

Incorporation of buildingsg)

Existing built form and open h)

space elements
Livability objectivesi)

Distinctiveness of the precinctj)

Amount of densityk)

Excellent west of Main
Excellent
Excellent
Excellent
Excellent
Fair to Poor
Excellent
Good

Excellent
Excellent
Little increase possible. 

The existing zoning refl ects the current policies of maintaining the existing scale and character of this area.

Chinatown HA-
1A

90’ Light, air and suna)

Scale and enclosureb)

Securityc)

Diversity of accommodationsd)

Diversity of local retail servicese)

Public open spacef)

Incorporation of buildingsg)

Existing built form and open space h)

elements
Livability objectivesi)

Distinctiveness of the precinctj)

Amount of densityk)

Good
Good
Good
Excellent
Excellent
Poor
Good
Fair
Good
Maintains distinctiveness of 
precinct.
Some increase 

This presents a continuation of current polices which see some minor additions to building densities and 
heights without major changes to the existing character of the area.
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EVALUATION OF SCENARIO 2

SUB AREAS SCENARIO ASSESSMENT

#2
Moderate

Height
Increase

(20% Incr.)

QUESTION
Do the sub areas that are subject to signifi cant development provide 
safe, convenient and attractive environments for a variety of occupants 
with diversity of social and economic circumstances, and for needed 
local services and for public enjoyment of streets, lanes and open 
spaces, and have regard for the following?

Gastown
(Water St.)

75’ Light, air and sunl)

Scale and enclosurem)

Securityn)

Diversity of accommodationso)

Diversity of local retail servicesp)

Public open spaceq)

Incorporation of buildingsr)

Existing built form and open s)

space elements
Livability objectivest)

Distinctiveness of the precinctu)

Amount of densityv)

Excellent. Meets intended policy 
directions
Excellent
Excellent
Good
Fair
Poor. While the streets themselves 
provide a pleasant environment 
for people there are no public 
open sitting areas or parks. 
Excellent
Excellent

Excellent
Excellent
Excellent

This sub area performs well especially in contributing to the distinctiveness of the precinct.

Victory Square
(western cluster)

120’ Light, air and sunl)

Scale and enclosurem)

Securityn)

Diversity of accommodationso)

Diversity of local retail servicesp)

Public open spaceq)

Incorporation of buildingsr)

Existing built form and open s)

space elements
Livability objectivest)

Distinctiveness of the precinctu)

Amount of densityv)

Poor. Sunlight is restricted by the 
high street wall buildings.
Poor. The height of buildings, 
although top fl oors are set back 
from the street, are twice the width 
of Hastings Street and four times 
the width of lanes. Most people 
would fi nd this oppressive.  
Probably satisfactory
Excellent
Excellent
Fair
Poor
Poor

Poor
Poor
High

This sub area performs well in areas of increasing the amount and diversity of accommodations but less 
well in contributing to the livability of the area and to the distinctiveness of the precinct.

Hastings
(including 0-100 
block of Pender)

120’ Light, air and sunl)

Scale and enclosurem)

Securityn)

Diversity of accommodationso)

Diversity of local retail servicesp)

Public open spaceq)

Incorporation of buildingsr)

Existing built form and open s)

space elements
Livability objectivest)

Distinctiveness of the precinctu)

Amount of densityv)

Poor
Poor (tending to be overwhelming)
Good
Excellent
Excellent
Poor
Poor
Fair

Fair
Fair
High

This sub area performs well in maximizing amount and diversity of accommodations but less well in 
contributing to the livability of the area and to the distinctiveness of the precinct.
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SUB AREAS SCENARIO ASSESSMENT

Main St. North
(including 100 
block Cordova 
and Pender)

120’ Light, air and sunl)

Scale and enclosurem)

Securityn)

Diversity of accommodationso)

Diversity of local retail servicesp)

Public open spaceq)

Incorporation of buildingsr)

Existing built form and open s)

space elements
Livability objectivest)

Distinctiveness of the precinctu)

Amount of densityv)

Fair
Poor – overwhelming height along 
all streets
Good
Excellent
Excellent
Poor
Poor
It really alters it

Fair
Not the existing distinctiveness
High

While achieving considerable density gains it happens at the expense of light and air and with a major increase 
in the scale of all the streets. It does not maintain the existing distinctiveness, but creates a new one.

Chinatown HA-1
(Pender St.)

75’ Light, air and sunl)

Scale and enclosurem)

Securityn)

Diversity of accommodationso)

Diversity of local retail servicesp)

Public open spaceq)

Incorporation of buildingsr)

Existing built form and open s)

space elements
Livability objectivest)

Distinctiveness of the precinctu)

Amount of densityv)

Excellent west of Main. Less so 
east of Main.
Excellent to fair
Excellent
Excellent
Excellent
Fair to Poor
Good
Fair

Good
Good
Good

West of Main Street maintains the distinctiveness of Chinatown while east of Main Street there is a 
minor shift from the existing bylaw height restrictions but some change to the character of the street 
after redevelopment. 

Chinatown HA-
1A

120’ Light, air and sunl)

Scale and enclosurem)

Securityn)

Diversity of accommodationso)

Diversity of local retail servicesp)

Public open spaceq)

Incorporation of buildingsr)

Existing built form and open space s)

elements
Livability objectivest)

Distinctiveness of the precinctu)

Amount of densityv)

Poor
Poor - overwhelming
Probably satisfactory
Excellent
Excellent
Poor
Poor
Signifi cant change to existing
Poor
It creates a new character
High

This presents a major change to the character of the area. Along streets, and even more along lanes, the 
120ft height will have signifi cant impact on sun, air and light and the general scale of virtually the whole 
sub area. While some sites may reach 120ft, signifi cant articulation below 120ft is desirable. It may be 
worth while to consider a few higher buildings at a generally lower height level not in excess of 100ft.
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EVALUATION OF SCENARIO 3

SUB AREAS SCENARIO ASSESSMENT

#3
Signifi cant 

Height
Increase
(50-80%

Incr.)

QUESTION #3
Do the sub areas that are subject to signifi cant development provide 
safe, convenient and attractive environments for a variety of occupants 
with diversity of social and economic circumstances, and for needed 
local services and for public enjoyment of streets, lanes and open 
spaces, and have regard for the following?

Gastown
(Water St.)

75’ Light, air and sunw)

Scale and enclosurex)

Securityy)

Diversity of accommodationsz)

Diversity of local retail aa)

services
Public open spaceab)

Incorporation of buildingsac)

Existing built form and open ad)

space elements
Livability objectivesae)

Distinctiveness of the precinctaf)

Amount of densityag)

Excellent. Meets intended policy 
directions
Excellent
Excellent
Good
Fair
Poor. While the streets themselves 
provide a pleasant environment 
for people there are no public 
open sitting areas or parks. 
Excellent
Excellent

Excellent
Excellent
Excellent

This sub area performs well especially in contributing to the distinctiveness of the precinct.

Victory Square
(western cluster)

150’ Light, air and sunw)

Scale and enclosurex)

Securityy)

Diversity of accommodationsz)

Diversity of local retail aa)

services
Public open spaceab)

Incorporation of buildingsac)

Existing built form and open ad)

space elements
Livability objectivesae)

Distinctiveness of the precinctaf)

Amount of densityag)

Poor. Sunlight is restricted by the 
high street wall buildings.
Poor. Overwhelming. The height 
of buildings, although top fl oors 
are set back from the street, are 
over  twice the width of Hastings 
Street and four to fi ve times the 
width of lanes. Most people would 
fi nd this oppressive.  
Probably satisfactory
Excellent
Excellent
Poor
Poor
Poor

Poor
Poor
Highest

This sub area performs well in areas of maximizing amount and diversity of accommodations but poorly in 
contributing to the livability of the area and to the distinctiveness of the precinct.
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SUB AREAS SCENARIO ASSESSMENT

Hastings
(including 0-100 
block of Pender)

120’ Light, air and sunw)

Scale and enclosurex)

Securityy)

Diversity of accommodationsz)

Diversity of local retail servicesaa)

Public open spaceab)

Incorporation of buildingsac)

Existing built form and open ad)

space elements
Livability objectivesae)

Distinctiveness of the precinctaf)

Amount of densityag)

Poor
Poor – tending to be 
overwhelming
Good
Excellent
Excellent
Poor
Poor
Fair

Fair
Fair
High

This sub area performs well in maximizing amount and diversity of accommodations but less well in 
contributing to the livability of the area and to the distinctiveness of the precinct.

Main St. North
(including 100 
block Cordova 
and Pender)

150’ Light, air and sunw)

Scale and enclosurex)

Securityy)

Diversity of accommodationsz)

Diversity of local retail servicesaa)

Public open spaceab)

Incorporation of buildingsac)

Existing built form and open ad)

space elements
Livability objectivesae)

Distinctiveness of the precinctaf)

Amount of densityag)

Poor
Poor – overwhelming height along 
all streets
Probably satisfactory
Excellent
Excellent
Poor
Poor
It really alters it signifi cantly. 

Poor
Changes the existing 
distinctiveness
High

While achieving considerable density gains it happens at the expense of light and air and at an overpowering 
scale on all streets despite upper storey setbacks. It does not maintain distinctiveness, but possibly creates 
a new one.

Chinatown HA-1
(Pender St.)

75’ (west of 
Main)
120’ (east of 
Main)

Light, air and sunw)

Scale and enclosurex)

Securityy)

Diversity of accommodationsz)

Diversity of local retail servicesaa)

Public open spaceab)

Incorporation of buildingsac)

Existing built form and open ad)

space elements
Livability objectivesae)

Distinctiveness of the precinctaf)

Amount of densityag)

Excellent west of Main. Less so 
east of Main.
Excellent to fair
Excellent
Excellent
Excellent
Fair to Poor
Good
Fair

Good
Good
Good

West of Main Street maintains the distinctiveness of Chinatown while east of Main Street there is a signifi cant 
major shift from the existing character of the street. While a continuous wall of 120ft is excessive some 
articulation of height up to 120ft may be an acceptable new character.

Chinatown HA-
1A

150’ Light, air and sunw)

Scale and enclosurex)

Securityy)

Diversity of accommodationsz)

Diversity of local retail servicesaa)

Public open spaceab)

Incorporation of buildingsac)

Existing built form and open space ad)

elements
Livability objectivesae)

Distinctiveness of the precinctaf)

Amount of densityag)

Poor
Poor - overwhelming
Probably satisfactory
Excellent
Excellent
Poor
Poor
Signifi cant change
Poor
It creates a new character
Very High 

This presents a major change to the character of the area. Along streets, and even more along lanes, the 
150ft height is excessive on impact, on sun, air and light and the general scale of virtually the whole sub 
area. While some special sites may be able to reach 150ft or higher, signifi cant articulation below 150ft is 
desirable. It may be worth while to consider a few higher buildings at a generally lower height level not in 
excess of 100ft.
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APPENDIX E
Evaluation of Architectural Typologies
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Two Tier
City “Two Tier” 70’ (100’ at back) / 70 (120’ at back) / 70’ (150’ at back)

RECOMMENDED

GROUND FLOOR HEIGHT

FSR

SCENARIO CITY 1

FSR

SCENARIO CITY 2

FSR

SCENARIO CITY 3

MAX RECOMMENDED HEIGHT

20’

7.1 - 7.8

8.2 - 8.9

9.8 - 10.5

100’ - 120

LIVABILITY

5

5

6

6

5

7

7

UNIT TYPES

PROGRAMMATIC MIX

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

ENHANCES UNIQUENESS

OF PRECINCT

DENSITY / FSR:  7.1 – 10.5 (theoretical / not recommended)
MAXIMUM RECOMMENDED HEIGHT: 100’-120’

Pros

The Two Tier typology can be readily adapted to varying width of building sites. The typology suggest a 
fi xed low height at the street with the possibility for additional height set back, thus offering the possibility to 
integrate additional height in more sensible areas of the precinct. A fairly broad range of programmatic mix 
can be accommodated in the large base volume.

Cons

Livability for residential units is substantially limited by the apparent building depth, with a strong likelihood of 
double loaded corridor organization with narrow and deep apartments, without any natural cross ventilation, 
as they have become fairly common in the marketplace. The typology suggest a fi xed height (even though 
it is conceivable that this could be modulated in the design itself), therefore its adaptability to adjacency 
conditions is questionable. Its sectional profi le is fi xed, therefore its adaptability to site characteristics and 
adjacency conditions is also limited. While the simplicity of the volumetric description allows for a simple 
by-law or guideline, its lack of defi nition limits the possibility for more subtle responsiveness to the complex 
conditions.
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plan (not to scale)

cross block section (not to scale)

axonometric (not to scale)
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Alphabet Plan
City “Alphabet Type” 100’ / 120’ / 150’

LIVABILITY

5

3

5

6

4

3

3

UNIT TYPES

PROGRAMMATIC MIX

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

ENHANCES UNIQUENESS

OF PRECINCT

RECOMMENDED

GROUND FLOOR HEIGHT

FSR

SCENARIO CITY 1

FSR

SCENARIO CITY 2

FSR

SCENARIO CITY 3

MAX RECOMMENDED HEIGHT

30’

7.8

9.4

11.8

120’

DENSITY / FSR:   7.8 – 11.8 (theoretical / not recommended)
MAXIMUM RECOMMENDED HEIGHT: 120’

Pros

Livability for residential units is potentially good, since limited building depth suggest either fl oor through 
units, or unit layouts with high width to depth ratios.

Cons

The typology suggests a fi xed height at the street. Adaptability to varying width of building sites is limited 
to consolidated sites with a width of 125’ and further increments of no less than 100’. Its sectional profi le 
is fi xed, therefore its adaptability to lot characteristics and adjacency conditions is limited. The volumetric 
description allows for relatively simple by-law or guideline, yet necessary defi nitions will limit the possibility 
for a more subtle responsiveness to the complexity of conditions. 
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plan (not to scale)

cross block section (not to scale)

axonometric (not to scale)
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Varied Streetwall (solid)
City “Varied Street Wall” 100’ / 120’ / 150’

LIVABILITY

5

5

6

6

6

10

8

UNIT TYPES

PROGRAMMATIC MIX

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

FSR

SCENARIO CITY 1

FSR

SCENARIO CITY 2

FSR

SCENARIO CITY 3

20’ - 30’

7.0 - 7.8

7.5 - 8.6

8.6 - 10.0

100’

ENHANCES UNIQUENESS

OF PRECINCT

DENSITY / MAX. FSR:  7.0 – 10.0 (theoretical / not recommended)
MAXIMUM RECOMMENDED HEIGHT: 80’-120’ varied (average 100’)

Pros

Excellent adaptability to streetscape modulations; Applicable to a large range of site width conditions; Good 
potential to enhance unique character of the precinct.

Cons

Limited compatibility with various adjacency conditions, due to less adaptable profi le. Livability for residential 
units is substantially limited by the apparent building depth, with a strong likelihood of double loaded corridor 
organization with narrow and deep apartments, without any natural cross ventilation, as they have become 
fairly common in the marketplace.

RECOMMENDED

GROUND FLOOR HEIGHT

MAX RECOMMENDED HEIGHT
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plan (not to scale)

cross block section (not to scale)

axonometric (not to scale)



Historic Precinct Height Study 2008

THE spaxman
L W P A C   Lang Wilson Practice in Architecture Culture Inc.

CONSULTING GROUP LIMITED

86

Tower at Back
City “Tower at Back” 100’ / 120’ / 150’

LIVABILITY

6

5

7

8

7

6

6

UNIT TYPES

PROGRAMMATIC MIX

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

FSR

SCENARIO CITY 1

FSR

SCENARIO CITY 2

FSR

SCENARIO CITY 3

20’

6.5

7.25

8.3

150’

ENHANCES UNIQUENESS

OF PRECINCT

DENSITY / MAX. FSR:  6.5 – 8.3 (theoretical / not recommended)
MAXIMUM RECOMMENDED HEIGHT: 150

Pros

Good to excellent livability with signifi cant window areas and possible orientation away from streets, but 
range of unit types due to uniformity and geometry may be limited. Community functions can be integrated 
well along street.

Cons

Streetscape and adjacency integration limited due to conceptual fi xed height and profi le.   Applicability to 
existing sites limited as min. Site width of 100’ is required.  

RECOMMENDED

GROUND FLOOR HEIGHT

MAX RECOMMENDED HEIGHT
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plan (not to scale)

cross block section (not to scale)

axonometric (not to scale)



Historic Precinct Height Study 2008

THE spaxman
L W P A C   Lang Wilson Practice in Architecture Culture Inc.

CONSULTING GROUP LIMITED

88



Historic Precinct Height Study 2008

THE spaxman
L W P A C   Lang Wilson Practice in Architecture Culture Inc.

CONSULTING GROUP LIMITED

89

APPENDIX E 
Improvement of City Typologies
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Courtyard
From ‘Two Tier’  to  ‘Courtyard’ - 70’ (70’) / 70’ (100’) / 100’ (120’)

RECOMMENDED

GROUND FLOOR  HEIGHT

FSR

SCENARIO CITY 1

FSR

SCENARIO CITY 2

FSR

SCENARIO CITY 3

FSR

SCENARIO NEW

FSR

SCENARIO NEW

BEYOND VIEWCONES

MAX RECOMMENDED  HEIGHT

30’

6.6

7.5

7.9

120’(150’)

6.6 - 7.2

6.6 - 7.2

LIVABILITY

8

9

8

9

7

8

8

UNIT TYPES

PROGRAMMATIC MIX

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

ENHANCES UNIQUENESS

OF PRECINCT

DENSITY / MAX. FSR:  6.6 – 7.2 (recommended 6.6 – 7.2)
MAX. RECOMMENDED HEIGHT: 120’-150’ varied

The Courtyard typology can be readily adapted to varying width of building sites. Livability for 
residential units is substantially improved by breaking up the apparent building depth, creating the 
opportunity for two sided apartments. Excellent opportunity for outdoor spaces and community roof 
gardens are provided. The typology engages social interaction. The typology offers the possibility 
to integrate additional height in more sensible areas of the precinct through setbacks. A fairly broad 
range of programmatic mix can be accommodated in the large base volume. Its sectional profi le 
is fl exible in height, therefore its adaptability to site characteristics and adjacency conditions is 
improved. The volumetric description follows clear rules and allows for a simple by-law or guideline, 
while maintaining the possibility for more subtle responsiveness to the complex conditions. 

cross block
section 1:800

plan 1:800
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permutation

axonometric

permutation
plan 1:2400
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Striated
From ‘Alphabet’ to ‘Striated’

cross block
section 1:800

plan 1:800

FSR

SCENARIO CITY 1

FSR

SCENARIO CITY 2

FSR

SCENARIO CITY 3

FSR

SCENARIO NEW

FSR

SCENARIO NEW

BEYOND VIEWCONES

30’

6.9

7.9

9.4

120’(150’)

6.3

7.5

LIVABILITY

8

7

8

9

8

8

8

UNIT TYPES

PROGRAMMATIC MIX

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

ENHANCES UNIQUENESS

OF PRECINCT

DENSITY / MAX. FSR:  6.3 – 9.4 (recommended range 6.3 – 7.5)
MAX. RECOMMENDED HEIGHT: 120’-150’ varied

Livability for residential units is potentially good, since limited building depth suggest either fl oor 
through units, or unit layouts with high width to depth ratios. Excellent opportunity for outdoor spaces 
and community roof gardens are provided. The typology engages social interaction. The improved 
typology suggests a varying height possibility at the street. Adaptability to varying width of building 
sites is broadened to consolidated sites with a width of 100’. Its sectional profi le is more fl exible 
in the positioning of the buildings, therefore its adaptability to lot characteristics and adjacency 
conditions is improved. Varied street walls are now inherently possible. The volumetric description 
follows clear rules and allows for a simple by-law or guideline, while maintaining the possibility for 
more subtle responsiveness to the complex conditions. 

RECOMMENDED

GROUND FLOOR  HEIGHT

MAX RECOMMENDED  HEIGHT
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permutation
axonometric

permutation
plan 1:2400
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Alternating
From ‘Tower at Back’ to ‘Alternating’

cross block
section 1:800

plan 1:800

FSR

SCENARIO CITY 1

FSR

SCENARIO CITY 2

FSR

SCENARIO CITY 3

FSR

SCENARIO NEW

FSR

SCENARIO NEW

BEYOND VIEWCONES

30’

7.4

8.3

9.5

120’(200’)

6.8

7.6

LIVABILITY

10

8

8

9

8

8

7

UNIT TYPES

PROGRAMMATIC MIX

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

ENHANCES UNIQUENESS

OF PRECINCT

DENSITY / MAX. FSR:  6.8 – 9.5 (recommended range 6.8 – 7.6)
MAX. RECOMMENDED HEIGHT: 120’-200’ varied

Good to excellent livability with signifi cant window areas and possible orientation away from streets, 
with improved range of unit types due to versatile building organizations. Excellent opportunity for 
outdoor spaces and community roof gardens. Typology engages social  interaction. Community 
functions can be integrated well in broad base. Streetscape and adjacency integration improved 
due to inherently varying height profi le. The volumetric description follows clear rules and allows for 
a simple by-law or guideline, while maintaining the possibility for more subtle responsiveness to the 
complex conditions. 

RECOMMENDED

GROUND FLOOR  HEIGHT

MAX RECOMMENDED  HEIGHT
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permutation
axonometric

permutation
plan 1:2400
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APPENDIX E
Alternative Typologies
Alternative Typologies were developed to further expand the range of building typologies deemed desirable 
or necessary to create a varied and qualitative environment for the precinct.  In addition, typologies for 
special sites for potentially high buildings were not given, have therefore been developed anew.
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Vertical Layering

cross block
section 1:800

plan 1:800

FSR

SCENARIO CITY 1

FSR

SCENARIO CITY 2

FSR

SCENARIO CITY 3

FSR

SCENARIO NEW

FSR

SCENARIO NEW

BEYOND VIEWCONES

30’

120’(150’)

8.8 - 9.4

7.1 - 8.0

7.8 - 8.4

7.1

7.8

LIVABILITY

9

9

9

10

6

7

8

UNIT TYPES

PROGRAMMATIC MIX

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

ENHANCES UNIQUENESS

OF PRECINCT

DENSITY / MAX. FSR:  7.1 – 9.4 (recommended range 7.1 – 7.8)
MAX. RECOMMENDED HEIGHT: 120’

A. The typology follows the idea to create three distinct vertical layers. A large, possibly open or transparent 
base, 30’ in height would be highly accessible to the public, and would accommodate community functions 
such as a public market, library, and museum. The middle layer, the ‘plinth’ could accommodate mixed 
uses, ranging from live work to offi ces or institutions. The top layer on top of the plinth would be a ‘garden 
community’ with townhouses and small condominiums placed on a large green roof.

B. The study of the physical context has identifi ed the possibility to vertically expand some heritage buildings 
without visual impact. These volumes could be built, hidden by setbacks. This typology serves to conceive of 
the possibility for this vertical expansion with a second layer consisting of green roof and additional rooftop 
buildings.  This typology offers extensive possibilities for mixed use and community amenity while offering 
excellent, though limited, housing opportunities. 

RECOMMENDED

GROUND FLOOR  HEIGHT

MAX RECOMMENDED  HEIGHT
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permutation
axonometric

permutation
plan 1:2400
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Max Volume - Max Porosity

cross block
section 1:800

plan 1:800

FSR

SCENARIO CITY 1

FSR

SCENARIO CITY 2

FSR

SCENARIO CITY 3

FSR

SCENARIO NEW

FSR

SCENARIO NEW

BEYOND VIEWCONES

30’

6.0

6.9

8.1

120’(150’)

6.0 - 7.0

6.9 - 8.6

LIVABILITY

10

10

10

9

7

7

9

UNIT TYPES

PROGRAMMATIC MIX

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

ENHANCES UNIQUENESS

OF PRECINCT

DENSITY / MAX. FSR:  6.0 – 8.6
MAX. RECOMMENDED HEIGHT: 160’  

For this typology the idea was developed to create buildings that have a high degree of porosity in order 
to maximize livability and indoor / outdoor relationships of units. In addition extensive outdoor community 
gardens and green space are integrated. The typologies shown operate from fi ne to coarse grain or scale, 
allowing the typology to be adapted to varying needs, such as offi ces or sky houses or smaller non market 
housing units. In order to maximize porosity, building volumes and height need to be maximized. This typology 
is highly adaptable and fl exible with potentially excellent livability. Streetscape presence can be modulated, 
but integration into an adjacency condition with a heritage building would require a skilled designer. Required 
by-laws and guidelines would follow robust rules.

RECOMMENDED

GROUND FLOOR  HEIGHT

MAX RECOMMENDED  HEIGHT
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permutation
plan 1:2400

permutation
axonometric
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Tower-Special Sites

side

slender+

shift

turn

shape

plaza+

wrap-up

chinese

cultural

center

tower type
axonometric

Tower (s): Slender with shifts and turns, as special shapes, twins 
and beyond.

The special sites require typologies that can potentially be used 
for developments with additional height. 

All tower typologies have been explored with three types of lower 
buildings that connect the vertical structures to the fabric of the 
city: A. Lower building and tower in continuity (recommended for 
Victory Square area); B. Lower building and tower separated yet 
in clear dialogue (Chinese Cultural Centre type) with the lower 
building for community functions hovering 30' above an open 
public ground, C. Lower building as base for tower above for 
special sites with small footprint (sites with width less or equal to 
125'). Lower building parts or base buildings have been studied 
to accommodate either residential units in an enclosed courtyard 
confi guration or as solid volume for community function and com-
mercial programs.

The vertical structures have been developed to be slender in order to have a more delicate and sensitive 
presence in the precinct with the types 'Side' (placing the tower volume to the side of the base) and 'Shift' 
(to further emphasize the slenderness).  The typology 'Continuity' is creating a public courtyard and tower 
as a continuous built form, while allowing the vertical volume to meet the street in a more direct way. The 
'Turn' or 'Shape' types are for locations that function as urban markers. The tower typology of the site of 
the Chinese Cultural Centre (CCC) has been developed to have a strong presence that would visually get 
lighter towards the top (up to 500'). Alternatively the CCC may also be conceived with two slender twin 
towers.
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sideslender+

shift
turn

shapeplaza+

wrap-up

chinese

cultural

center

section +

plans 1:1500

‘CCC’

DENSITY / MAX. FSR:  7.5 – 12.5 
(recommended range 11.0 – 12.5)

MAX. RECOMMENDED HEIGHT:
500’ or 2 x 333’

'SIDE OR SHIFT'

DENSITY / MAX. FSR:  9.0 – 14.6 
(recommended range 9.0 – 10.0)

MAX. RECOMMENDED HEIGHT: 450' 
(limited by viewcone and recommenda-
tion for less – see 2.3)

'TURN AND/OR SHAPE'

DENSITY / MAX. FSR:  10.0 – 16.2 
(recommended range 9.0 – 11.0)

MAX. RECOMMENDED HEIGHT: 450' 
(limited by viewcone and recommenda-
tion for less – see 2.3)

'FROM STREET AND PLAZA'

DENSITY / MAX. FSR:  8.0 – 11.2 
(recommended range 8.0 – 9.0)

MAX. RECOMMENDED HEIGHT: 350'
(limited by viewcone and or recommenda-
tion for less – see 2.3)
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LIVABILITY

6

8

6

10

4

7

8

6

8

UNIT TYPES (BASE)

UNIT TYPES (TOWER)

PROGRAMMATIC MIX

(BASE)

PROGRAMMATIC MIX

(TOWER)

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

FSR

SCENARIO 1 (200’)

FSR

SCENARIO 2 (250’)

FSR

SCENARIO 3 (300’)

FSR

SCENARIO NEW

FSR

SCENARIO NEW

BEYOND VIEWCONES

MAX HEIGHT

70’ - 100’

9.0 - 11.7

9.5 - 13.1

10.0 - 14.6

450’

9

10

ENHANCES UNIQUENESS

OF PRECINCT

TOWER SIDE OR SHIFT

RECOMMENDED

GROUND FLOOR  HEIGHT

LIVABILITY

7

8

6

10

4

7

6

6

9

UNIT TYPES (BASE)

UNIT TYPES (TOWER)

PROGRAMMATIC MIX

(BASE)

PROGRAMMATIC MIX

(TOWER)

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

FSR

SCENARIO 1 (200’)

FSR

SCENARIO 2 (250’)

FSR

SCENARIO 3 (300’)

FSR

SCENARIO NEW

FSR

SCENARIO NEW

BEYOND VIEWCONES

MAX HEIGHT

70’ - 100’

10.0 - 13.7

10.0 - 14.7

10.6 - 16.25

450’

9

11

ENHANCES UNIQUENESS

OF PRECINCT

TOWER TURN OR SHAPE

RECOMMENDED

GROUND FLOOR  HEIGHT

LIVABILITY

7

7

6

7

4

7

8

6

8

UNIT TYPES (BASE)

UNIT TYPES (TOWER)

PROGRAMMATIC MIX

(BASE)

PROGRAMMATIC MIX

(TOWER)

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

FSR

SCENARIO 1 (200’)

FSR

SCENARIO 2 (250’)

FSR

SCENARIO 3 (300’)

FSR

SCENARIO NEW

FSR

SCENARIO NEW

BEYOND VIEWCONES

MAX HEIGHT

0’ - 20’

8.0 - 10.0

10.0 - 14.7

10.6 - 16.25

350’

9

11

ENHANCES UNIQUENESS

OF PRECINCT

TOWER FROM STREET + PLAZA

RECOMMENDED

GROUND FLOOR  HEIGHT
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LIVABILITY

6

6

10

7

7

4

5

10

UNIT TYPES (TOWER)

PROGRAMMATIC MIX

(BASE)

PROGRAMMATIC MIX

(TOWER)

COMMON AMENITIES

STREETSCAPE

COMPATIBILITY WITH 

HERITAGE SITES

FSR

SCENARIO 1 (200’)

FSR

SCENARIO 2 (250’)

FSR

SCENARIO 3 (300’)

FSR

SCENARIO NEW

FSR

SCENARIO NEW

BEYOND VIEWCONES

MAX HEIGHT

0’ - 20’

8.0 - 10.0

10.0 - 14.7

10.6 - 16.25

350’

9

11

ENHANCES UNIQUENESS

OF PRECINCT

TOWER CHINESE CULTURAL

RECOMMENDED

GROUND FLOOR  HEIGHT

Summary of Typology Evaluation

The study of the 'improved' typologies has shown that there are a great variety of building organizations 
and typologies available that can best adapt to a particular location and situation. The typologies also show 
their capacity to be transformed in scale, depending on the size of the available site. The introduction of 
openness, porosity, orientation and common green roofs and amenity spaces can signifi cantly increase 
livability. A typology's capacity to adapt to the issues of varying streetscape, coexistence with other buildings 
including heritage, height, the incorporation of other community or commercial programs are critical for the 
viability of the city. The typologies developed here show that there is no single typology that can serve all 
purposes. Instead, both a systematic use of criteria and the exploration of variation can lead to a signifi cantly 
increased vocabulary for the urban environment, and specifi cally for the adaptation the numerous conditions 
of the Historic Precinct. It is recommended to use the 'improved' typologies as a point of departure for the 
further exploration and development of a greater range of building types.
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corner site infi ll back to back spanning 

lane

perpendicular spanning 

lane

adjacent to heritage adjacent to recent devel-

opment

between heritage between heritage and 

recent development

25’ 50’ 75’ 150’+ irreg 25’ 50’ 75’ 150’+ irreg 25’ 50’ 75’ 150’+ 25’ 50’ 75’ 150’+ 25’ 50’ 75’ 150’+ 25’ 50’ 75’ 150’+ 25’ 50’ 75’ 150’+ 25’ 50’ 75’ 150’+

courtyard 75’

120’

150’

200’

striated 75’

120’

150’

200’

alternating 75’

120’

150’

200’

vertical

layering
75’

120’

150’

200’

porosity 75’

120’

150’

200’

tower 75’

120’

150’

200’
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APPENDIX F
Orientation Map for Photomontages & Urban Sections
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Study Area Site Plan
1:5000
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APPENDIX G
Streetscapes Photomontages
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1. Main from Cordova looking south scenario 1

scenario 1

scenario 2

scenario 2

scenario 3

scenario 32. Hastings from Main looking west
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11. Pender from Main looking west scenario 1

scenario 1

scenario 2

scenario 2

scenario 3

scenario 312. Pender from Carral looking east
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21. Keefer from Gore looking west scenario 1

scenario 1

scenario 2

scenario 2

scenario 3

scenario 322. Main from Georgia looking north
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31. Victory from Main looking west scenario 1

scenario 1

scenario 2

scenario 2

scenario 3

scenario 341. Cordova from Richards looking east
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APPENDIX H 
Urban Sections

LEGEND:

heritage buildings 

sun angle June 12pm

sun angle January 12pm

sectional information

elevational information
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(improvement of city typologies) 

Urban Sections

LEGEND:

heritage buildings 

sun angle June 12pm

sun angle January 12pm

sectional information

elevational information
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(amphitheater model)

 The New Framework

LEGEND:

heritage buildings 

sun angle June 12pm

sun angle January 12pm

sectional information

elevational information
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APPENDIX I
3D Model User Guide
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CRITERIA FOR INSERTION OF TYPOLOGIES INTO 3D MODELS
The interactive 3D models attached to this study represent only a small range of possible permutation of city 
and consultant urban scenarios, scenarios for special sites and range of available typologies, both given 
and improved. The consultants selected the architectural typologies for each site to be inserted based on the 
urban scenarios and criteria developed under 3.3.1.

Open File
Open Adobe Acrobat (please ensure you have a recent version of Acrobat Reader or Professional 1.

installed)
Open the fi le from within Acrobat - Launch Acrobat and then use the File>Open command. Locate the 2.

fi le and open it.

SCENARIOS & SPECIAL SITES
Click on the image and a graphic menu bar above the model window it will appear.1.

The menu has tools to pan, rotate and zoom in and out of the model.2.

Next to the navigation tools is a button that shows a tree-fi le icon. Click it and it will open options to 3.

control the scenarios.
Expand the ‘level’ option within the tree and you see scenario 1, 2 and 3, and the special sites option. 4.

Turn them on and of as you wish by clicking the check marks.

VIEWS
For evaluative purposes we have saved critical views. Click on the views bar in the top menu and 1.

choose the view you like. They are grouped by aerial, subareas and street perspective.
While you are in each view you can turn on and off the scenarios and special sites.2.

SECTIONS
If you are on a Windows computer you will have the additional possibility to interactively visualize 1.

sections which is very helpful to understand the physical relationships.
There is a section menu on the right of the menu.2.

Move the sliders for ‘x’ OR ‘y’ axis and click “align camera with section plane”. You can now slice 3.

wherever you like.
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